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PREFACE 


This  is  Volume  4  of  a  four-volume  report;  this  volume  consists  of  Appendices  I 
through  L.  Volume  1  describes  the  findings,  conclusions,  and  recommendations  of 
our  study  of  public/private  ventures  in  the  construction  and  operation  of  bachelor 
quarters  for  Navy  enlisted  and  officer  personnel. 

Volume  2  presents  Appendices  A  through  E,  and  Volume  3  presents  Appendices 
F,  G,  and  H. 
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APPENDIX  I 


REQUEST  FOR  PROPOSALS 
FOR  BACHELOR  ENLISTED  QUARTERS 
AT  NAS  JACKSONVILLE,  FLORIDA 


PREFACE 


Appendix  I  was  originally  published  separately  by  LMI  as  a  sample  request  for 
proposals  with  a  restricted  distribution.  We  reprinted  it  here  with  no  changes. 
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SUMMARY  OF  THE  REQUEST  FOR  PROPOSALS 


The  Naval  Air  Station  (NAS),  at  Jacksonville,  Florida  has  a  need  for  a  360  room 
dormitory.  This  dormitory,  which  will  be  built  on  base,  is  called  "Bachelor  Enlisted 
Quarters”  or  "BEQs”  and  it  is  needed  to  accommodate  permanent  party  enlisted 
(El— E4)  personnel  assigned  to  NAS  Jacksonville.  This  summary  serves  as  an 
overview  and  guide  to  the  Request  for  Proposals  (RFP)  for  this  BEQ. 

In  the  past,  the  military  has  always  built  and  operated  its  own  bachelor  enlisted 
quarters.  This  contract  will  be  one  of  the  first  to  use  the  private  sector  to  finance, 
build,  operate,  maintain,  and  own  on-base  BEQs,  where  the  base  at  Jacksonville  is 
the  Navy’s  test  base  tc  see  how  the  concept  works. 

The  RFP  has  been  structured  to  give  the  private  sector  the  flexibility  to  use  its 
unique  expertise  and  experience  in  the  dormitory  business.  In  this  way  it  is  hoped  to 
achieve  better  building  design,  higher  operational  efficiency,  and  lower  cost.  For 
instance,  although  the  sitings  and  general  facilities  requirements  have  been  included 
(Section  C),  a  particular  design  has  not  been  specified. 

The  facilities  will  be  financed,  owned,  operated,  and  maintained  by  the 
contractor  who  will  in  turn  lease  the  facilities  to  the  Government. 

The  term  of  each  lease  through  which  the  Government  will  rent  the  BEQ  is 
20  years,  although  the  land  underlying  each  BEQ  is  leased  to  the  contractor  for 
40  years.  The  contractor  will,  therefore,  be  in  a  position  to  negotiate  a  new  contract 
and  a  continuation  of  dormitory  operations.  Section  C  describes  the  form  of  the 
leases. 

Each  proposal  will  be  evaluated  for  its  ability  to  meet  the  needs  of  the  Navy  in 
terms  of  facility  design  and  construction,  facility  operations  and  maintenance  plans, 
experience  of  the  offeror  in  the  dormitory  industry,  and  room  rental  rate  (Section  M). 
These  four  factors  will  be  given  equal  weight  in  the  evaluation.  The  Contracting 
Officer  will  conduct  written  and  oral  discussions  with  offerors  who  are  within  a 
competitive  range.  Offerors,  in  turn,  will  be  provided  an  opportunity  to  submit 
revisions,  and  finally,  discussions  will  be  closed  with  submission  of  "Best  and  Final” 
offers.  Proposals  must  be  for  both  sites  and  they  are  due  by  .  Award  will  be 

made  within  180  calendar  days,  but  not  later  than  .  The  winning  offeror  will 

have  120  days  from  award  to  obtain  construction  and  permane-t  financing.  The  BEQ 
is  to  be  completed  and  ready  for  occupancy  no  later  than  480  calendar  days  after 
contract  award. 

Each  proposal  shall  be  in  four  parts.  Part  1  will  be  a  design  and  construction 
proposal.  Part  2  an  operations  and  maintenance  plan  proposal.  Part  3  an  experience 
proposal,  and  Part  4  a  cost  proposal.  Section  L  provides  the  detailed  requirements  for 
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each  of  the  four  parts.  Each  part  is  limited  in  the  number  of  pages  that  may  be 
submitted  to  lessen  the  burden  on  both  the  proposer  and  the  evaluator. 

The  design  and  construction  proposal  (Paragraph  L-3)  will  contain  information 
to  allow  evaluation  of  the  design,  construction,  furnishings,  fixtures  and  equipment. 
Full  designs  are  not  required,  only  concepts.  In  fact,  site  adaptations  of  off-the-shelf 
designs  are  encouraged.  However,  the  designs  must  conform  to  the  specifications  in 
Section  C. 

The  operations  and  maintenance  proposal  (Paragraph  L-4)  will  provide 
information  on  how  the  proposer  intends  to  operate  and  maintain  the  facilities.  The 
maintenance  plan  is  particularly  important  because  if  it  is  not  followed  and 
maintenance  goes  undone,  the  lease  payments  will  be  reduced  accordingly 
(Paragraph  H-2). 

The  experience  proposal  (Paragraph  L-5)  will  provide  information  on  the 
proposer’s  experience  in  building,  operating,  and  maintaining  dormitories  and 
similar  facilities.  It  will  contain  references  from  previous  construction  projects  and 
details  of  the  extent  of  the  proposer’s  involvement  in  the  dormitory  industry.  The 
Navy  will  make  site  visits  or  use  other  means  to  substantiate  experience. 

The  cost  proposal  (Paragraph  L-6)  is  the  proposed  initial  annual  rent  for  the 
facility,  and  the  maximum  annual  increase  related  to  the  state’s  CPI  index. 
Paragraph  H-2  describes  how  these  rates  may  be  increased  periodically  to  allow  for 
inflation. 

The  four-part  proposal  must  be  accompanied  by  a  Bid  Bond  of 
$500,000  (Paragraph  H-6).  Additionally,  a  Construction  Performance  Bond  will  be 
required  from  the  successful  offeror  (Paragraph  H-7).  Administrative  information 
such  as  where  to  submit  the  proposal,  late  submission,  and  the  number  of  copies 
required  is  provided  in  Section  L. 

We  appreciate  your  interest  in  this  project  and  any  questions  about  it  should  be 
addressed  at  the  preproposal  conference  to  be  held  on  at  Southern  Division, 

Naval  Facilities  Engineering  Command,  Charleston,  South  Carolina. 
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SECTION  A 


SOLICITATION/CONTRACT  FORM 


SECTION  B 


SUPPLIES  OR  SERVICES  AND  PRICES/COSTS 


This  section  is  to  be  completed  by  the  offeror  after  reading  the  entire  request  for 
proposals  and  will  be  submitted  as  a  part  of  the  offeror’s  proposal. 


CLIN 

Item  Description 

Price/Rate 

0001 

Lease  of  Bachelor  Enlisted 

Quarters  at  NAS  Jacksonville, 

Florida  (Base  Year) 

$ 

0002 

First  year  escalation  as  percentage 
of  State  CPI 

% 

0003 

Second  year  escalation  as  percentage 
of  State  CPI 

% 

0004 

Third  year  escalation  as  percentage 
of  State  CPI 

% 

0005 

Fourth  year  escalation  as  percentage 
of  State  CPI 

% 

0006 

Fifth  year  escalation  as  percentage 
of  State  CPI 

% 

0007 

Sixth  year  escalation  as  percentage 
of  State  CPI 

% 

0008 

Seventh  year  escalation  as  percentage 
of  State  CPI 

% 

0009 

Eighth  year  escalation  as  percentage 
of  State  CPI 

% 

0010 

Ninth  year  escalation  as  percentage 
of  State  CPI 

% 

0011 

Tenth  year  escalation  as  percentage 
of  State  CPI 

% 

B-i 


CLIN 

Item  Description 

Price/Rate 

0012 

Eleventh  year  escalation  as  percentage 
of  State  CPI 

% 

0013 

Twelfth  year  escalation  as  percentage 
of  State  CPI 

% 

0014 

Thirteenth  year  escalation  as  percentage 
of  State  CPI 

% 

0015 

Fourteenth  year  escalation  as  percentage 
of  State  CPI 

% 

0016 

Fifteenth  year  escalation  as  percentage 
of  State  CPI 

°!o 

0017 

Sixteenth  year  escalation  as  percentage 
of  State  CPI 

% 

0018 

Seventeenth  year  escalation  as  percentage 
of  State  CPI 

% 

0019 

Eighteenth  year  escalation  as  percentage 
of  State  CPI 

% 

0020 

Nineteenth  year  escalation  as  percentage 
of  State  CPI 

% 

0021 

Twenty-first  year  escalation  as  percentage 
of  State  CPI 

% 

0022 

Twenty-second  year  escalation  as  percentage 
of  State  CPI 

% 

0023 

Twenty-third  year  escalation  as  percentage 
of  State  CPI 

% 

0024 

Twenty-fourth  year  escalation  as  percentage 
of  State  CPI 

% 

0025 

Twenty-fifth  year  e  halation  as  percentage 
of  State  CPI 

% 

0026 

Twenty-sixth  year  escalation  as  percentage 
of  State  CPI 

% 
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CLIN 

Item  Description 

Price/Rate 

0027 

Twenty-seventh  year  escalation  as  percentage 
of  State  CPI 

% 

0028 

Twenty-eighth  year  escalation  as  percentage 
of  State  CPI 

% 

0029 

Twenty-ninth  year  escalation  as  percentage 
of  State  CPI 

% 

0030 

Thirtieth  year  escalation  as  percentage 
of  State  CPI 

% 

0031 

Thirty-first  year  escalation  as  percentage 
of  State  CPI 

% 

0032 

Thirty-second  year  escalation  as  percentage 
of  State  CPI 

% 
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SECTION  C 


DESCRIPTION/SPECIFICATIONS/WORK  STATEMENT 


C-1  Description  of  Leases 

a.  Leases 

Proposals  are  solicited  for  the  design,  construction,  ownership,  operation  and 
maintenance  of  a  permanent  party  Bachelor  Enlisted  Quarters  (BEQ)  building 
to  be  located  at  the  Naval  Air  Station  (NAS),  Jacksonville,  Florida.  The  United 
States  Government,  Department  of  the  Navy,  will  grant  an  exclusive  lease  of 
the  land  to  the  contractor  for  a  period  of  40  years  (plus  construction  time),  and 
will  lease  the  BEQ  from  the  contractor  for  20  years. 

b.  Locations 

The  BEQ  will  be  located  within  NAS  Jacksonville,  Florida  on  Federal  land. 
A  building  site  has  bee:,  established.  Attachment  1  contains  a  site  description 
for  the  Jacksonville  BEQ  and  indicates  points  of  access  and  areas  available  for 
construction  staging  and  lay  down. 

c.  Authority 

The  legislative  authority  for  the  proposed  facility  lease  is  Section  2809,  and 
Section  2667  for  the  proposed  land  lease,  of  United  States  Code  Title  10. 
Notification  to  Congress  as  to  the  cost  effectiveness  of  the  Government  lease 
will  be  required  prior  to  award. 

d.  Term 

The  term  of  the  Government’s  lease  of  the  BEQ  facility  from  the  contractor 
shall  be  20  years,  the  maximum  lease  period  allowed  under  Section  2809, 
Title  10,  USC.  The  lease  for  the  BEQ  shall  be  20  years  from  the  date  the 
Government  certifies  the  structure  to  be  occupiable.  The  term  of  the 
contractor’s  lease  for  the  parcel  of  land  will  be  equal  to  40  years  plus  the  time 
required  to  design  and  construct  a  BEQ  certified  as  occupiable  by  the 
Government. 

e.  Form  of  the  Lease  and  Rental  Agreements 

Each  proposing  developer  will  execute  and  submit  with  its  proposal  the 

Lease  and  Rental  Agreements  provided  as  Attachment _ .  The  Government 

will  execute  the  lease  at  the  time  of  award,  and  the  Rental  Agreement  upon 
acceptance  of  the  facility.  The  successful  developer’s  operations  and 
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maintenance  plan,  design  and  construction  plan,  and  construction  schedule  will 
be  incorporated  into  the  lease  as  EXHIBITS _ , _ ,  and _ . 

The  agreements  will  be  subject  to  any  existing  and/or  future  easements  in 

accordance  with  Article  _  of  the  lease  agreement  for  electric  power 

transmission  lines,  telephone  or  telegraph  lines,  water,  gas,  gasoline,  oil,  or 
sewer  pipelines,  or  other  facilities  located  on  the  property  covered  by  the 
agreements. 

f.  First  Right  of  Refusal  on  Additional  Privately  Owned  Berthing  Facilities  on 

the  Installation 

Provided  that  the  developer  has  performed  to  the  satisfaction  of  the 
Government,  the  developer  will,  during  the  term  of  the  Rental  Agreement  be 
given  a  first  right  of  refusal  on  any  plans  to  increase  the  number  of  privately 
owned  bachelor  officer  or  enlisted  quarters  at  NAS  Jacksonville.  The 
Government  offers  no  guarantee  of  how  many,  if  any,  additional  on-base 
privately  owned  and  operated  BEQ  facilities  will  be  constructed  beyond  the 
180-module  BEQ  in  this  RFP. 

g.  Continuing  Operations  Beyond  the  Twenty-Year  Term 

Under  the  authorizing  legislation  for  this  contract,  the  Government  may  not 
enter  into  an  agreement  to  lease  the  contractor’s  facilities  for  more  than 
20  years.  However,  the  parcels  of  land  on  which  the  facilities  are  built  will  be 
leased  to  the  contractor  for  40  years.  The  developer  will,  therefore,  be  in  a 
position  to  negotiate  another  contract  to  continue  BEQ  operations  for  another 
term.  The  land  leases  will  contain  conditions  that  will  prevent  the  contractor 
from  renting  the  facility  to  other  than  the  users  discussed  in  Paragraph  H-5. 
Although  no  contractual  guarantees  can  be  given  at  this  time,  it  is  foreseeable 
that  the  Government  will  still  have  need  of  BEQs  and  will  be  willing  to  enter 
into  another  contract  to  rent  rooms  in  the  facilities. 

C-2  Specifications 
a.  Facility 

The  facility  provided  shall  be  a  dormitory  suitable  for  permanent  party 
enlisted  personnel  and  constructed  at  the  site  described  in  Attachment  1.  It 
shall  include  paved  parking  of  at  least  one  space  for  every  three  beds, 
landscaping  to  property  lines,  and  metered  utility  runs  to  join  existing  base 
utilities.  Utility  costs  to  the  developer,  availabilities,  and  points  of  connection 

are  described  in  Attachments _ ,  _ ,  and  _ .  The  developer  is  free  to 

procure  utilities  from  any  source,  but  must  coordinate  delivery,  as  required, 
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with  NAS  Jacksonville,  within  easements  or  access  corridors  designated  in 
Attachment _ . 


(1)  Quality  and  standard  of  construction  shall  be  defined  by  Marshall 
Commercial  Service  classifications  for  hotels,  and  shall  be  at  least  Class  B, 
Average.  Special  attention  shall  be  given  to  providing  acoustical  privacy 
from  room  to  room  and  from  room  to  the  outside. 

(2)  The  size  of  the  NAS  Jacksonville  dormitory  shall  be  180  modules 
(360  rooms).  A  connecting  bathroom  shall  be  provided  for  every  two 
rooms. 

(3)  The  facility  shall  include: 

•  A  lobby  and  front  desk,  to  be  staffed  on  a _ hour  per  day,  7  days 

per  week  basis,  and  is  to  include  provisions  for  receipt,  holding, 
and  distribution  of  mail. 

•  A  laundry  room  equipped  with  a  sufficient  number  of  washers 
and  dryers  for  the  use  of  BEQ  occupants  at  no  cost. 

•  At  least  one  communal  lounge  area  for  the  use  of  BEQ  occupants. 

•  A  communal  kitchen  area  equipped  with  at  least  a  microwave 
oven,  an  ice  machine,  and  adequate  space  for  sandwich,  snack, 
and  soft  drink  vending  machines.  Vending  machines  will  be 
provided  and  maintained  under  a  separate  agreement  with  NAS 
Jacksonville.  Revenues  from  these  vending  machines  is  not  to  be 
included  as  anticipated  income  to  the  developer. 

(4)  Other  amenities  contributing  to  the  desirability  of  the  facilities,  or  to 
the  occupants’  quality  of  life,  such  as,  but  not  limited  to,  a  swimming  pool, 
a  weight  room,  sauna,  or  breakfast  bar  are  not  required,  but  may  be 
provided,  especially  if  they  are  already  part  of  a  standard  or  off-the-shelf 
design.  If  these  additional  amenities  are  revenue-producing,  such  as  a 
breakfast  bar,  the  developer  may  retain  this  income. 

(5)  The  size  of  rooms  shall  be  at  least  180  net  square  feet  excluding 
bathrooms,  dressing  area  and  lavatories. 

(6)  The  exterior  designs  of  the  BEQs  shall  be  generally  compatible  with 

the  base’s  exterior  architectural  plan  described  in  Attachment _ . 

b.  Codes,  Standards  and  Requirements 

(1)  The  facility  shall  meet  all  local  and  state  environmental  protection 
standards  and  requirements,  as  well  as  complying  with  the  National 
Environmental  Protection  Act  (NEPA)  requirements  (see 
Attachment _ ). 
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(2)  General  Life  Safety  Compliance.  Design  and  construction  shall 
conform  to  the  building  laws  of  the  local  jurisdiction  and  the  standards 
and  criteria  specified  herein  applicable  at  the  time  proposals  are  required 
to  be  submitted.  In  the  event  of  conflict  or  inconsistency  between  the 
standards  and  local  codes,  those  which  are  more  restrictive  will  govern. 
Any  provisions  of  the  local  codes  relating  to  requirements  for  obtaining 
state  and/or  local  inspections  or  permits  are  applicable.  Responsibility  for 
obtaining  all  permits  and  licenses  and  for  complying  with  local,  county, 
and  state  codes  or  regulations  is  solely  that  of  the  contractor. 

(3)  OSHA  Criteria.  The  contractor  agrees  to  comply  with  the 
Occupational  Safety  and  Health  Administration  (OSHA)  safety  and 
health  standards  which  are  located  in  Title  29  of  the  Code  of  Federal 
Regulations  (29  CFR). 

(4)  Physical  Handicapped  Criteria.  The  contractor  agrees  to  comply 
with  the  "Uniform  Accessibility  Standards”  which  are  located  in  the 
Federal  Register,  Volume  49,  Number  153  of  August  7,  1984,  as  amended 
by  51  FR  18647  of  May  21, 1986. 

(5)  Specific  Applicable  Criteria.  Facilities  shall  comply  as  a  minimum 
with  the  following  codes  and  standards: 

•  American  Society  for  Testing  and  Materials  (ASTM) 

ASTM  E-84  (1986)  —  Standard  Test  Method  for  Surface  Burning 
Characteristics  of  Building  Materials 

ASTM  E-336  (1984)  —  Measurement  of  Airborne  Sound 
Insulation  in  Buildings,  Test  Method  for 

ASTM  C-423  (1984)  —  Sound  Absorption  and  Sound  Absorption 
Co-Eificients  by  the  Reverberation  Room  Method,  Test  Method 
for 

•  American  National  Standards  Institute  (ANSI) 

ANSI  A  17.1  (1984)  —  Safety  Code  for  Elevators  and  Escalators 
ANSIC2-84  —  National  Electrical  Safety  Code 

•  American  Society  of  Heating,  Refrigerating  and  Air  Conditioning 
Engineers  (ASHRAE) 

ASHRAE  Standard  90- A  (1980)  —  Energy  Conservation  in  New 
Building  Design 


C-4 


•  National  Fire  Protection  Association  (NFPA) 


NFPA 10  —  Standard  for  Portable  Fire  Extinguishers 

NFPA  13  —  Standard  for  Installation  of  Sprinkler  Systems 

NFPA  14  —  Standard  for  Standpipes  and  Hose  Systems 

NFPA  24  —  Private  Fire  Service  Mains  and  Appurtenances 

NFPA  70  —  National  Electric  Code  (1987) 

NFPA  101  —  Code  for  Safety  to  Life  from  Fire  in  Building  and 
Structures  (1985) 

NFPA  1221  —  Public  Fire  Service  Communications  (1984) 

•  Basic/National  Building  Code  (BOCA),  1987 

•  Uniform  Plumbing  Code  (Library  of  Congress  75-38039),  1979 
Edition 

c.  Furnishings  and  Equipment 

(1)  The  quality  and  standard  of  dormitory  furnishings  and  equipment 
shall  be  midscale  and  equivalent  to  that  found  in  midpriced  hotels,  in 
accordance  with  accepted  industry  standards. 

(2)  Room  furnishings  and  equipment  shall  include  at  least  two  twin¬ 
sized  beds,  a  writing  desk  with  lamp  and  chair,  a  mirror,  a  color  television, 
an  alarm  clock,  a  telephone,  and  adequate  storage  for  the  occupants 
belongings  in  a  bureau  and  closet  or  wardrobe.  All  rooms  shall  be  wired 
for  telephone  service  and  cable  television.  Proposals  not  including  the 
required  furnishings  and  equipment  will  be  returned  as  nonresponsive. 

(3)  Enhanced  or  premium  telephone  or  television  service  may  be 
provided  as  an  "other  amenity,”  as  described  in  Paragraph  C-2.a(4). 

d.  Facility  Maintenance 

The  contractor  shall  keep  the  facilities  and  sites  maintained  and  in  good 
repair.  Repairs  and  maintenance  shall  be  performed  in  a  timely  manner  and  in 
compliance  with  the  contractor’s  maintenance  plan. 

e.  Operations  and  Management 

(1)  The  intent  of  this  contract  is  to  make  available  a  high  quality  and 
professionally  managed  privately  owned  and  operated  BEQ  to  permanent 
party  bachelor  enlisted  personnel  (Grades  El— E4)  assigned  to  NAS 
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Jacksonville  at  rates  affordable  to  such  personnel  and  at  minimum  cost  to 
the  Government. 

(2)  The  developer  will  provide  spaces  and  facilities  to  accommodate  the 
following  lodging  operations:  0800  - 1700  hour  check-in,  7  days  per  week; 
daily  custodial  service  for  common  use  areas;  360  double  occupancy  rooms 
with  180  baths  at  NAS  Jacksonville. 

(3)  The  facilities  will  not  include  restaurant  and/or  beverage-lounge 
facilities.  However,  this  does  not  rule  out  the  possibility  of  future 
modifications  to  the  agreements,  mutually  agreeable  to  both  the 
Government  and  the  contractor,  for  such  facilities.  Moreover,  the 
developer  is  authorized  to  include  a  breakfast  bar  in  accordance  with 
Paragraph  C-2.a(4). 

(4)  The  developer  will  provide,  at  each  location,  on-site,  professional 
management  and  other  personnel  necessary  to  provide  the  herein- 
described  services  and  facilities. 

(5)  Coordination  with  the  bachelor  quarters  officer  at  the  installation 
will  be  required  to  ensure  referral  of  enlisted  personnel  and  maximum 
occupancy  of  the  BEQ  facility.  Enlisted  personnel  (Grades  El— E4)  will 
not  be  assigned  to  other  Government  BEQs  until  360  rooms  in  the 
contractor’s  BEQ  have  been  filled. 

(6)  Security  and  fire  protection  will  be  provided  by  the  host  installation; 
however,  the  contractor  will  be  required  to  conform  with  Life  Safety 
Requirements,  described  in  Paragraph  C-2.b,  at  all  times  during  the  lease 
term.  Liability  of  the  Government  will  be  in  accordance  with  the 
provisions  of  the  Federal  Tax  Claims  Act,  and  subject  to  Congressional 
funding. 

(7)  The  developer  shall  maintain  a  system  of  accounts  consistent  with 
industry  accounting  practices  for  the  BEQ  facility;  the  accounts  of  the 
BEQ  will  be  subject  to  audit  by  the  Government  contracting  officer. 

(8)  All  utility  services,  meters,  and  connection  costs  will  be  paid  for  by 

the  developer.  Attachment _ to  this  RFP  lists  current  utility  costs  and 

Attachment _ shows  the  location  of  utility  connections.  The  developer 

is  responsible  for  confirming,  as  necessary,  the  accuracy  of  location  and 
adequacy  of  service  needed  to  prepare  his  proposal.  The  developer  is  not 
required  to  use  any  utility  or  servi',e  provided  by  the  Navy. 

(9)  Rules,  regulations,  and  directives  that  are  in  effect  or  are  issued 
during  the  contract  term  by  the  Department  of  the  Navy  and  subordinate 
commands  under  their  responsibility  for  law,  order,  administration,  or 
security  on  the  installation  shall  be  applicable  to  all  contractor  personnel 
or  representatives  who  enter  the  installation.  These  requirements 
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include,  but  are  not  limited  to,  vehicle  registration,  maintenance  of  good 
order  and  discipline,  security  checks,  control  of  drugs  and  alcohol,  and 
building  signage. 

(10)  The  developer  shall,  at  its  own  expense,  provide  and  maintain  during 
the  entire  performance  period  of  this  contract  at  least  the  kinds  and 
minimum  amounts  of  insurance  listed  below: 


Tyne  of  Insurance 

Comprehensive 
General  Liability 

Automobile  Liability 

Workmen’s  Comp. 


Per  Person  Per  Accident  Property 
300,000  1,000,000  100,000 


300,000  1,000,000  100,000 

As  Required 


Other  as  required  by  state  law. 

Other  insurance  requirements  include:  listing  the  United  States 
Government  as  an  additional  insured  in  all  policies  affecting  the  project; 
indicating  that  the  developer  saves  and  holds  harmless  the  United  States 
Government  from  all  liability  and  costs  resulting  from  its  operations  under  this 
contract;  and  listing  the  Department  of  the  Navy,  Southern  Division,  Naval 
Facilities  Engineering  Command  as  the  certificate  holder.  Policies  may  not  be 
canceled  without  adequate  substitution  before  cancellation.  Furnish  two  copies 
of  insurance  certificates. 
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SECTION  D 


PACKAGING  AND  MARKING 


This  section  not  applicable  to  this  contract. 
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SECTION  E 


INSPECTIONS  AND  ACCEPTANCE 


E-1  Construction  Inspections 

The  developer  or  authorized  agent  shall  obtain  all  applicable  plan  reviews  and 
inspection  services  from  local  building  officials  and/or  professionals  licensed  to 
provide  those  services.  The  Contracting  Officer,  at  his  discretion,  may  request  the 
contractor  to  obtain  inspections  in  addition  to  those  required  by  local  building 
officials  if  the  Contracting  Officer  observes  that  construction  is  not  consistent  with 
local  building  codes  or  industry  standards.  The  Government  will  conduct  a  final 
acceptance  inspection  of  the  BEQ  after  build-out  and  upon  receipt  of  an  occupancy 
permit.  Government  monitoring  and  acceptance  shall  not  relieve  the  contractor  of  its 
responsibilities  to  construct  the  facilities  in  accordance  with  the  provision  of  this 
contract  and  to  obtain  all  required  permits  and  approvals. 

E-2  Acceptance 

a.  Upon  completion  of  the  facility,  the  developer  shall  provide  written 
notification  to  the  Contracting  Officer  or  his  representative.  The  notification 
shall  be  accompanied  by  an  occupancy  permit  issued  by  the  appropriate  local 
Government  agency.  A  joint  physical  survey  and  inspection  report  of  each  part 
of  the  work  to  be  accepted  by  the  Government  shall  be  made  prior  to  initial 
occupancy,  reflecting  the  then  physical  condition.  Upon  determination  by  the 
Government’s  representative  that  such  facilities  are  in  compliance  with  the 
terms  and  provisions  of  this  lease  contract,  the  Government  will  issue  a 
Certificate  of  Acceptance. 

b.  Deficiencies.  Should  the  facilities  not  be  in  compliance  with  this  contract,  a 
list  of  deficiencies  will  be  made  by  the  Government  and  promptly  given  to  the 
developer.  The  developer  shall  promptly  correct  such  deficiencies  before  the 
Government  issues  a  Certificate  of  Acceptance  and  the  space  is  occupied. 

E-3  Facility  Inspections 

a.  Government  Inspections.  Contractor  shall  allow  Government  inspection  at 
any  time.  These  inspections  may  include  investigation  of  customer  complaints, 
health  and  fire  hazard  inspections,  visits  to  ensure  lease  compliance,  and 
inspections  of  the  military  occupants. 

b.  Local  Inspections.  The  developer  shall  allow  local  authorities  to  conduct 
such  inspections  as  required  to  assure  compliance  with  health  and  sanitation 
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standards,  and  to  maintain  all  appropriate  occupancy  and  use  certificates  or 
permits. 

c.  Resident  Evaluation.  Developer  shall  provide  each  guest,  before  checkout,  a 
customer  evaluation  form  which  follows  the  example  shown  in 

Attachment _ .  The  customer  shall  be  given  the  opportunity  to  complete  this 

form  and  forward  it  to  the  Billeting  Officer. 
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SECTION  F 


DELIVERIES  AND  PERFORMANCE 


F-1  Obtaining  Financing 

To  enable  the  Government  to  evaluate  the  developer’s  financial  capability,  the 
following  information  must  be  provided  in  the  proposal: 

•  The  completed  Financial  Information  Form,  Attachment _ . 

•  The  statements  of  the  financial  capability  of  each  principal,  partner,  or  co¬ 
venturer  participating  in  the  development,  as  described  in  Paragraph _ . 

If  the  developer’s  proposal  requires  participation  of  an  institutional  investor  or 
lender,  a  statement  from  the  institution  describing  the  nature,  amount,  terms,  and 
conditions  of  its  involvement,  and  affirming  its  commitment  to  the  project  shall  also 
be  provided.  This  initial  commitment  may  be  preliminary  or  conditional  in  nature, 
indicating  a  range  or  index  of  possible  rates. 

The  selected  developer  will  be  required  to  furnish  a  second,  firm  commitment  of 
financing  to  the  Contracting  Officer  within  30  calendar  days  of  award  of  the  lease. 
Notwithstanding,  fault  or  lack  of  fault  by  the  developer,  if  the  developer  is  unable  to 
provide  the  Government  with  satisfactory  evidence  of  financing  capability  within  the 
30-day  period,  said  failure  shall  constitute  a  default  on  the  part  of  the  developer.  The 
Government  at  its  option  may  terminate  the  lease  at  no  cost  to  the  Government, 
exercise  rights  under  the  bonds  provided,  and  proceed  under  this  solicitation  to  select 
another  developer  from  the  remaining  offerors. 

The  Government  recognizes  that  the  financial  institution  (or  other  lenders)  may 
require  a  lien  to  be  placed  on  the  facility  in  order  to  secure  the  loan.  The  Government 
agrees  to  such  a  lien  but  in  the  event  of  foreclosure,  the  lender(s)  shall  have  the  right 
to  operate  the  BEQ  in  accordance  with  this  agreement  with  the  Contracting  Officer’s 
prior  written  consent,  which  will  not  be  unreasonably  withheld.  Any  further 
assignment  by  the  secured  party  will  be  subject  to  the  same  conditions  stated  in  this 
paragraph. 
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F-2  Construction  Time  Constraints 


The  contractor  shall  complete  the  BEQ  ready  for  use  not  later  than  480  calendar 
days  after  contract  award.  The  developer  shall  include  in  its  proposal  a  schedule 
detailing  the  major  milestones  and  dates  required  to  provide  occupiable  facilities 
within  this  timeframe.  This  schedule  will  be  incorporated  into  the  lease  agreement 
as  EXHIBIT _ . 

F-3  Liquidated  Damages  for  Construction 

a.  If  the  contractor  fails  to  complete  the  work  within  the  time  specified  in  the 
contract,  or  any  extension,  the  contractor  shall  pay  to  the  Government  as 
liquidated  damages,  the  sum  of  $1,080.00  for  each  day  of  delay. 

b.  If  the  Government  terminates  the  contractor’s  right  to  proceed,  the  resulting 
damage  will  consist  of  liquidated  damages  until  such  reasonable  time  as  may  be 
required  for  final  completion  of  the  work  together  with  any  increased  costs 
occasioned  by  the  Government  in  completing  the  work. 

c.  If  the  Government  does  not  terminate  the  contractor’s  right  to  proceed,  the 
resulting  damage  will  consist  of  liquidated  damages  until  the  work  is  completed 
or  accepted. 


F-2 


SECTION  G 


CONTRACT  ADMINISTRATION  DATA 


G-1  Accounting  and  appropriation  data  for  this  contract  is  as  follows: 


G-2  Contract  administration  for  the  contract  resulting  from  this  solicitation: 

Southern  Division 

Naval  Facilities  Engineering  Command 
2155  Eagle  Drive,  P.O.  Box  10068 
Charleston,  South  Carolina  29411-0068 

G-3  Contracting  Officer's  Representative 

The  Contracting  Officer’s  Representatives  for  this  contract  are: 

Resident  Officer  in  Charge 
Naval  Facilities  Engineering  Command  Contracts 
Naval  Air  Station 
Jacksonville,  Florida  32212 
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SECTION  H 


SPECIAL  CONTRACT  REQUIREMENTS 


H-1  Lease  Payment  Determination 

a.  The  lease  payment  shall  change  not  more  than  once  per  year  during  the 
20-year  lease  term,  the  increase  being  no  more  than  the  percentage  increase  in 
the  Consumer  Price  Index  (CPI)  for  the  State  of  Florida,  and  only  after  a  request 
has  been  submitted  in  writing  to  the  Contracting  Officer  at  least  60  days  prior 
to  the  effective  date  of  such  change. 

b.  Basic  Allowance  for  Quarters  (BAQ)  and  Variable  Housing  Allowance 
(VHA)  rates  paid  to  permanent  party  enlisted  personnel  (Grades  El— E4)  are 
listed  below.  These  are  the  amounts  that  military  personnel  are  paid  for 
housing  expenses.  They  are  provided  for  information  only. 


PAY  GRADE 

BAQ 

VHA 

E-l 

$141.60 

$100.27 

E-2 

155.40 

83.97 

E-3 

183.00 

74.34 

E-4 

188.40 

80.11 

H-2  Maintenance 

Facilities  or  portions  of  facilities  not  available  for  rent  due  to  routine 
maintenance  or  not  maintained  and  kept  in  good  repair  in  accordance  with  the 
contractor’s  maintenance  plan  may  be  determined  by  the  Government  to  be 
unoccupiable.  The  module  or  modules  in  those  areas  declared  unoccupiable  will 
remain  unoccupied  until  satisfactory  completion  of  the  repairs  or  maintenance.  An 
example  would  be  overdue  repairs  to  hallways  or  lounge  causing  the  modules  on  that 
floor  or  in  that  wing  to  be  classified  as  unoccupiable.  The  lease  payment  for  the 
current  period  will  be  reduced  by  the  sum  of  the  unoccupiable  modules  nights  of  all 
rooms  classified  as  unoccupiable. 

H-3  Disposition  of  Lessor's  improvements 

a.  Upon  expiration,  termination,  abandonment,  or  revocation  on  any  of  these 
leases,  the  Government  may  (1)  purchase  the  improvements  if  then  authorized 
and  funded  by  law,  (2)  require  the  contractor  to  remove  all  improvements  and 
restore  the  property  to  its  original  condition,  (3)  require  the  lessor  to  transfer  its 
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rights  under  the  leases  and  convey  its  improvements  to  a  successor  lessor  at  a 
fair  value,  or  (4)  a  combination  of  all  three.  Specific  information  is  contained  in 
the  Contract  Clauses  titled  Termination  for  Convenience  of  the  Government 
and  Termination  for  Default.  A  summary  of  the  four  Government  options 
follows: 

•  Government  purchase:  Under  this  option,  the  Government  would 
purchase  the  contractor’s  BEQ  at  a  fair  market  value  established  by 
the  Government.  This  option  is  dependent  on  the  funds  being 
authorized  and  appropriated  by  the  Congress.  The  contractor  will  be 
afforded  the  opportunity  to  terminate  its  lease  on  the  underlying  land 
since  it  would  then  have  no  economic  value. 

•  Demolition:  Under  this  option,  the  contractor  would  be  required  to 
demolish  the  BEQ  and  restore  the  site  to  its  original  condition  at  its 
own  expense.  Although  it  is  a  requirement  to  place  this  option  in  the 
contract,  there  are  no  known  examples  of  this  option  being  exercised. 

•  Abandonment:  This  option  simply  requires  the  contractor  to  abandon 
the  property.  Note  that  in  the  unlikely  event  that  the  base  is  closed, 
the  contractor  will  have  first  option  to  purchase  the  land  being  leased 
from  the  Government. 

•  Transfer  of  leases:  Under  this  option,  the  Government  would  require 
the  contractor  to  transfer  the  property  and  rights  of  the  leases  to 
another  party.  Transfer  would  be  at  a  fair  value  assessed  by  an 
independent  appraiser. 

b.  At  the  normal  expiration  of  the  20-year  BEQ  lease,  it  is  probable  that  the 
Government  will  have  a  continuing  need  for  BEQ  space.  The  Government  may 
therefore  wish  to  negotiate  with  the  contractor  to  renew  the  lease  for  its  BEQ  or 
to  initiate  a  concession  or  other  form  of  contract,  provided  funds  are  available  If 
negotiations  are  not  successful,  then  options  one  or  three  above  may  be 
exercised. 

H-4  Bid  Guaranty 

To  assure  the  execution  of  the  contract  and  the  performance  bond,  each  offeror 
shall  submit  with  its  bid  a  guaranty  bond  (Standard  Form  24)  executed  by  a  surety 
company  holding  a  certificate  of  authority  from  the  Secretary  of  the  Treasury  as  an 
acceptable  surety,  or  other  security  as  provided  in  Paragraph  L-7.16  of  the 
Instructions  to  Offerors.  Security  shall  be  in  the  sum  of  $500,000.  The  bid  guaranty 
shall  be  accompanied  by  a  verifax  or  other  facsimile  copy  of  the  agent’s  authority  to 
sign  bonds  for  the  surety  company. 


H-5  Construction  Bond 


Within  ten  (10)  days  after  award  of  the  contract,  the  contractor  will  be  required 
to  furnish  two  (2)  copies  of  a  construction  performance  bond  (Standard  Form  25),  with 
good,  sufficient,  and  acceptable  sureties,  to  be  in  effect  until  the  construction  phase  of 
the  contract  is  complete.  This  bond  will  be  furnished  prior  to  the  commencement  of 
contract  performance.  The  penal  sum  of  the  bond  shall  equal  100  percent  (100%)  of 
the  contractor’s  cost  of  construction. 
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See  Attachment 


CONTRACT  CLAUSES 


for  Special  and  General  Provisions. 
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SECTION  J 


LIST  OF  ATTACHMENTS 

1.  Site  Description,  Drawings,  and  Soils  Analyses 

2.  Utilities  Cost  Data 

3.  Customer  Evaluation  Form 

4.  Base  Exterior  Architectural  Plans 

5 .  Other  Authorized  U sers  List 

6.  Standard  Form  1411,  Contract  Pricing  Proposal  Cover  Sheet 

7.  Standard  Form  24,  Bid  Bond 

8.  Standard  Form  25,  Performance  Bond 

9.  Standard  Form  25A,  Payment  Bond 

10.  Sample  Lease 
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REPRESENTATIONS  AND  CERTIFICATIONS 
(Acquisition  of  Leasehold  Interests  in  Real  Property) 


Solicitation  Reference  Number: 
Name  and  Address  of  Offeror: 


DUNS  Number: 

Date  of  Offer: 

The  bidder  makes  the  following  representations  and  certifications,  by  placing  a  check 
in  the  appropriate  spaces  or  otherwise  as  appropriate,  as  part  of  the  bid  identified 
above.  (In  negotiated  procurements,  "bid”  and  "bidder”  shall  mean  "offer”  and 
"offeror.”)  A  completed  REPRESENTATIONS  AND  CERTIFICATIONS  is  to  be 
returned  with  the  bid. 

1 .  SMALL  BUSINESS  CONCERN  REPRESENTATION  (APR  1984). 

The  offeror  represents  and  certifies  as  part  of  its  offer  that  it  □  is,  □  is  not  a  small 
business  concern  and  that  □  all,  □  not  all  supplies  to  be  furnished  will  be 
manufactured  or  produced  by  a  small  business  concern  in  the  United  States,  its 
possessions,  or  Puerto  Rico.  "Small  business  concern,”  as  used  in  this  provision, 
means  a  concern,  including  its  affiliates,  that  is  independently  owned  and  operated, 
not  dominant  in  the  field  of  operation  in  which  it  is  bidding  on  Government  contracts, 
and  qualified  as  a  small  business  under  the  size  standards  in  this  solicitation. 
(FAR  52.219-1) 

2.  CONTINGENT  FEE  REPRESENTATION  AND  AGREEMENT  (APR  1984). 

(a)  Representation.  The  offeror  represents  that,  except  for  full-time  bona  fide 
employees  working  solely  for  the  offeror,  the  offeror: 

[Note:  The  offeror  must  check  the  appropriate  boxes.  For  interpretation  of  the 
representation,  including  the  term  "bona  fide  employee,”  see  Subpart  3.4  of  the 
Federal  Acquisition  Regulation.] 

(1)  □  has,  □  has  not  employed  or  retained  any  person  or  company  to 

solicit  or  obtain  this  contract;  and 
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(2)  □  has,  □  has  not  paid  or  agreed  to  pay  to  any  person  or  company 

employed  or  retained  to  solicit  or  obtain  this  contract  any  commission, 
percentage,  brokerage,  or  other  fee  contingent  upon  or  resulting  from  the 
award  of  this  contract. 

(b)  Agreement.  The  offeror  agrees  to  provide  information  relating  to  the 
above  Representation  as  requested  by  the  Contracting  Officer  and,  when 
subparagraph  (a)(1)  or  (a)(2)  is  answered  affirmatively,  to  promptly  submit  to 
the  Contracting  Officer: 

(1)  A  completed  Standard  Form  119,  Statement  of  Contingent  or  Other 
Fees,  (SF  119);  or 

(2)  A  signed  statement  indicating  that  the  SF  119  was  previously 
submitted  to  the  same  contracting  office,  including  the  date  and  applicable 
solicitation  of  contract  number,  and  representing  that  the  prior  SF  119 
applies  to  this  offer  or  quotation.  (FAR  52.203-4) 

3.  TYPE  OF  BUSINESS  ORGANIZATION  (APR  1 984). 

The  offeror  or  quoter,  by  checking  the  applicable  box,  represents  that  it  operates  as 

□  a  corporation  incorporated  under  the  laws  of  the  State  of _ ,  □  an 

individual,  □  a  partnership,  Q  a  nonprofit  organization,  or  □  a  joint  venture. 
(FAR  52.215-6) 

4.  CERTIFICATE  OF  INDEPENDENT  PRICE  DETERMINATION  (APR  1 985). 

(a)  The  offeror  certifies  that: 

(1)  The  prices  in  this  offer  have  been  arrived  at  independently,  without, 
for  the  purpose  of  restricting  competition,  any  consultation,  communi¬ 
cation,  or  agreement  with  any  other  offeror  or  competitor  relating  to 

(1)  those  prices,  (ii)  the  intention  to  submit  an  offer,  or  (iii)  the  methods  or 
factors  used  to  calculate  the  prices  offered; 

(2)  The  prices  in  this  offer  have  not  been  and  will  not  be  knowingly 
disclosed  by  the  offeror,  directly  or  indirectly,  to  any  other  offeror  or 
competitor  before  bid  opening  (in  the  case  of  a  formally  advertised 
solicitation)  or  contract  award  (in  the  case  of  a  negotiated  solicitation) 
unless  otherwise  required  by  law;  and 

(3)  No  attempt  has  been  made  or  will  be  made  by  the  offeror  to  induce 
any  other  concern  to  submit  or  not  to  submit  an  offer  for  the  purpose  of 
restricting  competition. 
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(b)  Each  signature  on  the  offer  is  considered  to  be  a  certification  by  the 
signatory  that  the  signatory: 

(1)  Is  the  person  in  the  offeror’s  organization  responsible  for 
determining  the  prices  being  offered  in  this  bid  or  proposal,  and  that  the 
signatory  has  not  participated  and  will  not  participate  in  any  action 
contrary  to  subparagraphs  (a)(1)  through  (a)(3)  above;  or 

(2)  (i)  Has  been  authorized,  in  writing,  to  act  as  agent  for  the 

following  principals  in  certifying  that  those  principals  have  not 
participated,  and  will  not  participate  in  any  action  contrary  to 
subparagraphs  (a)(1)  through  (a)(3)  above 


[insert  full  name  of  person(s)  in  the  offeror’s  organization 
responsible  for  determining  the  prices  offered  in  this  bid  or 
proposal,  and  the  title  of  his  or  her  position  in  the  offeror’s 
organization]; 

(ii)  As  an  authorized  agent,  does  certify  that  the  principals  named 
in  subdivision  (b)(2)(i)  above  have  not  participated,  and  will  not 
participate,  in  any  action  contrary  to  subparagraphs  (a)(1) 
through  (a)(3)  above;  and 

(iii)  As  an  agent,  has  not  personally  participated,  and  will  not 
participate,  in  any  action  contrary  to  subparagraphs  (a)(1) 
through  (a)(3)  above. 

(c)  If  the  offeror  deletes  or  modifies  subparagraph  (a)(2)  above,  the  offeror 
must  furnish  with  its  offer  a  signed  statement  setting  forth  in  detail  the 
circumstances  of  the  disclosure.  (FAR  52.203-2) 

5.  PARENT  COMPANY  AND  IDENTIFYING  DATA  (APR  1984). 

(a)  A  "parent”  company,  for  the  purpose  of  this  provision,  is  one  that  owns  or 
controls  the  activities  and  basic  business  policies  of  the  bidder.  To  own  the 
bidding  company  means  that  the  parent  company  must  own  more  than 
50  percent  of  the  voting  rights  in  that  company.  A  company  may  control  a 
bidder  as  a  parent  even  though  not  meeting  the  requirement  for  such  ownership 
if  the  parent  company  is  able  to  formulate,  determine,  or  veto  basic  policy 
decisions  of  the  offeror  through  the  use  of  dominant  minority  voting  rights,  use 
of  proxy  voting,  or  otherwise. 

(b)  The  bidder  □  is,  □  is  not  [check  applicable  box]  owned  or  controlled  by  a 
parent  company. 
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(c)  If  the  bidder  checked  "is”  in  paragraph  (b)  above,  it  shall  provide  the 
following  information: 


Name  and  Main  Office  Address  Parent  Company’s  Employer’s 

of  Parent  Company  (Include  Identification  Number 

Zip  Code) 


(d)  If  the  bidder  checked  "is  no”  in  paragraph  (b)  above,  it  shall  insert  its  own 

Employer’s  Identification  Number  on  the  following  line:  _ . 

(FAR  52.214-8) 

6.  CERTIFICATION  OF  NONSEGREGATED  FACILITIES  (APR  1 984) 

(Applies  when  the  amount  of  the  contract  is  in  excess  of  $10,000.) 

(a)  "Segregated  facilities,”  as  used  in  this  provision,  means  any  waiting 
rooms,  work  areas,  rest  rooms  and  wash  rooms,  restaurants  and  other  eating  areas, 
time  clocks,  locker  rooms  and  other  storage  or  dressing  areas,  parking  lots,  drinking 
fountains,  recreation  or  entertainment  areas,  transportation,  and  housing  facilities 
provided  for  employees,  that  are  segregated  by  explicit  directive  or  are  in  fact 
segregated  on  the  basis  of  race,  color,  religion,  or  national  origin  because  of  habit, 
local  custom,  or  otherwise. 

(b)  By  the  submission  of  this  offer,  the  offeror  certifies  that  it  does  not  and  will 
not  maintain  or  provide  for  its  employees  any  segregated  facilities  at  any  of  its 
establishments,  and  that  it  does  not  and  will  not  permit  its  employees  to  perform 
their  services  at  any  location  under  its  control  where  segregated  facilities  are 
maintained.  The  offeror  agrees  that  a  breach  of  this  certification  is  a  violation  of  the 
Equal  Opportunity  clause  in  the  contract. 

(c)  The  offeror  further  agrees  that  (except  where  it  has  obtained  identical 
certifications  from  proposed  subcontractors  for  specific  time  periods)  it  will: 

(1)  Obtain  identical  certifications  from  proposed  subcontractors  before 
the  award  of  subcontracts  under  which  the  subcontractor  will  be  subject  to 
the  Equal  Opportunity  clause; 


(2)  Retain  the  certifications  in  the  files;  and 


(3)  Forward  the  following  notice  to  the  proposed  subcontractors  (except 
if  the  proposed  subcontractors  have  submitted  identical  certifications  for 
specific  time  periods): 

NOTICE  TO  PROSPECTIVE  SUBCONTRACTORS  OF  REQUIREMENT 
FOR  CERTIFICATIONS  OF  NONSEGREGATED  FACILITIES. 

A  Certification  of  Nonsegregated  Facilities  must  be  submitted  before  the  award 
of  a  subcontract  under  which  the  subcontractor  will  be  subject  to  the  Equal 
Opportunity  clause.  The  certification  may  be  submitted  either  for  each 
subcontract  or  for  all  subcontracts  during  a  period  (i.e.,  quarterly, 
semiannually,  or  annually). 

NOTE:  The  penalty  for  making  false  statements  in  offers  is  prescribed  in 
18U.S.C.  1001.  (FAR  52.222-21) 

7.  CLEAN  AIR  AND  WATER  CERTIFICATION  (APR  1984). 

The  offeror  certifies  that: 

(a)  Any  facility  to  be  used  in  the  performance  of  this  proposed  contract  □  is,  □ 
is  not  listed  on  the  Environmental  Protection  Agency  List  of  Violating  Facilities; 

(b)  The  offeror  will  immediately  notify  the  Contracting  Officer,  before  award, 
of  the  receipt  of  any  communication  from  the  Administrator,  or  a  designee,  of  the 
Environmental  Protection  Agency,  indicating  that  any  facility  that  the  offeror 
proposes  to  use  for  the  performance  of  the  contract  is  under  consideration  to  be  listed 
on  the  EPA  List  of  Violating  Facilities;  and 

(c)  The  offeror  will  include  a  certification  substantially  the  same  as  this 
certification,  including  this  paragraph  (c),  in  every  nonexempt  subcontract. 
(FAR  52.223-1) 

8.  SMALL  DISADVANTAGED  BUSINESS  CONCERN  REPRESENTATION  (APR  1 984). 

(a)  Representation.  The  offeror  represents  that  it  □  is,  □  is  not  a  small 
disadvantaged  business  concern. 

(b)  Definitions. 

(1)  "Asian-Indian  American,”  as  used  in  this  provision,  means  a  United 
States  citizen  whose  origins  are  in  India,  Pakistan,  or  Bangladesh. 

(2)  "Asian-Pacific  American,”  as  used  in  this  provision,  means  a  United 
States  citizen  whose  origins  are  in  Japan,  China,  the  Philippines, 
Vietnam,  Korea,  Samoa,  Guam,  the  U.S.  Trust  Territory  of  the  Pacific 
Islands,  the  Northern  Mariana  Islands,  Cambodia,  or  Taiwan. 
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(3)  "Native  Americans,”  as  used  in  this  provision,  means  American 
Indians,  Eskimos,  Aleuts,  and  native  Hawaiians. 

(4)  "Small  business  concern,”  as  used  in  this  provision,  means  a  concern, 
including  its  affiliates,  that  is  independently  owned  and  operated,  not 
dominant  in  the  field  of  operation  in  which  it  is  bidding  on  Government 
contracts,  and  qualified  as  a  small  business  under  the  criteria  and  size 
standards  in  13  CFR 121. 

(5)  "Small  disadvantaged  business  concern,”  as  used  in  this  provision, 
means  a  small  business  concern  that  (1)  is  at  least  51  percent  owned  by 
one  or  more  individuals  who  are  both  socially  and  economically 
disadvantaged,  or  a  publicly  owned  business  having  at  least  51  percent  of 
its  stock  owned  by  one  or  more  socially  and  economically  disadvantaged 
individuals  and  (2)  has  its  management  and  daily  business  controlled  by 
one  or  more  such  individuals. 

(c)  Qualified  groups.  The  offeror  shall  presume  that  socially  and 
economically  disadvantaged  individuals  include  Black  Americans,  Hispanic 
Americans,  Native  Americans,  Asian-Pacific  Americans,  Asian-Indian  Americans, 
and  other  individuals  found  to  be  qualified  by  the  SBA  under  13  CFR  124.1. 
(FAR  52.219-2) 

9.  WOMEN-OWNED  SMALL  BUSINESS  REPRESENTATION  (APR  1984) 

(a)  Representation.  The  offeror  represents  that  it  □  is,  □  is  not  a  women- 
owned  small  business  concern. 

(b)  Definitions. 

(1)  "Small  business  concern,”  as  used  in  this  provision,  means  a  concern, 
including  its  affiliates,  that  is  independently  owned  and  operated,  not 
dominant  in  the  field  of  operation  in  which  it  is  bidding  on  Government 
contracts,  and  qualified  as  a  small  business  under  the  criteria  and  size 
standards  in  13  CFR  121. 

(2)  "Women-owned,”  as  used  in  this  provision,  means  a  small  business 
that  is  at  least  51  percent  owned  by  a  woman  or  women  who  are  U.S. 
citizens  and  who  also  control  and  operate  the  business.  (FAR  52.219-3) 

10.  DATA  UNIVERSAL  NUMBERING  SYSTEM  (DUNS)  NUMBER  REPORTING 
(APR  1984) 

In  the  block  with  its  name  and  address,  the  offeror  should  supply  the  Data 
Universal  Numbering  System  (DUNS)  Number  applicable  to  that  name  and  address. 
The  DUNS  Number  should  be  preceded  by  "DUNS:”.  If  the  offeror  does  not  have  a 
DUNS  Number,  it  may  obtain  one  from  any  Dun  and  Bradstreet  branch  office.  No 


offeror  should  delay  the  submission  of  its  offer  pending  receipt  of  its  DUNS  Number. 
(DFARS  52.204-7004) 

11.  PREVIOUS  CONTRACTS  AND  COMPLIANCE  REPORTS  (APR  1984). 

The  offeror  represents  that: 

(a)  It  □  has,  □  has  not  participated  in  a  previous  contract  or  subcontract 
subject  either  to  the  Equal  Opportunity  clause  of  this  solicitation,  the  clause 
originally  contained  in  Section  310  of  Executive  Order  No.  11114; 

(b)  It  □  has,  □  has  not  filed  all  required  compliance  reports;  and 

(c)  Representations  indicating  submission  of  required  compliance  reports, 
signed  by  proposed  subcontractors,  will  be  obtained  before  subcontract  awards. 
(FAR  52.222-22) 

1 2.  HANDICAPPED  ORGANIZATIONS  (SEP  1 981 ). 

The  offeror  certifies  that  it  Q  is,  □  is  not  an  organization  eligible  for  assistance 
under  section  7(h)  of  the  Small  Business  Act  (15  USC  636).  An  offeror  certifying  in 
the  affirmative  is  eligible  to  participate  in  any  resultant  contracts  hereunder  or  any 
part  thereof  as  if  he  were  a  small  business  concern  as  elsewhere  defined  in  the 
solicitation.  An  organization  to  be  eligible  under  section  7(h)  of  the  Small  Business 
Act  must  be  one  (i)  organized  under  the  laws  of  the  United  States  or  any  state; 
(ii)  operated  in  the  interest  of  handicapped  individuals;  (iii)  the  net  income  of  which 
does  not  inure  in  whole  or  part  to  the  benefit  of  any  shareholder  or  other  individual; 
(iv)  that  complies  with  any  applicable  occupational  health  and  safety  standard 
prescribed  by  the  Secretary  of  Labor;  (v)  that,  during  the  fiscal  year  in  which  it  bids 
upon  a  set-aside,  employs  handicapped  individuals  for  not  less  than  75  percent  of  the 
manhours  required  for  the  production  or  provision  of  commodities  or  services;  and  (vi) 
that  can  qualify  under  the  additional  criteria  prescribed  in  Section  118.11,  SBA 
Rules  and  Regulations,  13  CFR  118.11.  For  purposes  of  this  clause,  the  term 
"handicapped  individual”  means  a  person  who  has  a  physical,  mental,  or  emotional 
impairment,  defect,  ailment,  disease,  or  disability  of  a  permanent  nature  which  in 
any  way  limits  the  selection  of  any  type  of  employment  for  which  the  person  would 
otherwise  be  qualified  or  qualifiable.  (DAR  7-2003.91) 
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13.  AUTHORIZED  NEGOTIATORS  (APR  1984). 


The  offeror  or  quoter  represents  that  the  following  persons  are  authorized  to 
negotiate  on  its  behalf  with  the  Government  in  connection  with  this  request  for 
proposals  or  quotations  [list  names,  title,  and  telephone  numbers  of  the  authorized 
negotiators.]  (FAR  52.215-11) 


NOTE:  Bids  must  set  forth  full,  accurate  and  complete  information  as  required  by 

this  invitation  for  bids  (including  attachments).  The  penalty  for  making  false 
statements  is  prescribed  in  18  U.S.C.  1001. 


A  completed  REPRESENTATIONS  AND  CERTIFICATIONS  is  to  be  returned  with 
the  bid. 


SECTION  L 

INSTRUCTIONS,  CONDITIONS,  AND  NOTICES  TO  OFFEROR 


L-1  Solicitation,  Offer  and  Award 

Proposals  in  the  format  described  in  this  section  will  be  due  at  the  time  and 
place  set  forth  in  Standard  Form  33,  Solicitation,  Offer  and  Award.  It  is  anticipated 

that  award  will  be  made  within  180  calendar  days,  but  not  later  than _ . 

NOTE:  THE  GOVERNMENT  MAY  AWARD  A  CONTRACT  AT  ANY  POINT 
AFTER  RECEIPT  OF  THE  INITIAL  PROPOSALS  WITHOUT  DISCUSSIONS. 
THEREFORE,  EACH  PROPOSAL  SHOULD  CONTAIN  THE  OFFEROR’S  BEST 
TERMS  FROM  ALL  STANDPOINTS. 

L-2  Submission  of  Proposals 

Seven  (7)  copies  of  the  proposal  are  required.  The  size  of  some  portions  of  the 
proposal  is  restricted  as  follows:  Facility  Design  and  Construction  —  forty  (40)  pages 
excluding  plans,  drawings,  and  illustrations;  Facility  Operations  and  Maintenance 
Plans  —  forty  (40)  pages;  Offeror  Hotel  Qualifications  —  thirty-five  (35)  pages.  Pages 
will  be  a  standard  8^-  X  11  inches  and  type  size  will  be  no  smaller  than  one  tenth  of 
an  inch  in  twelve  pitch.  Proposals  are  to  be  typed  double-spaced.  Proposals  shall  be 
submitted  in  four  (4)  separate  and  detachable  parts,  as  indicated  in  the  following 
paragraphs  to  enable  independent  review  of  each  part.  PROPOSALS  CONTAINING 
MORE  THAN  THE  ALLOWABLE  NUMBER  OF  PAGES  IN  THE  ABOVE-LISTED 
SECTIONS  WILL  BE  RETURNED  AS  NONRESPONSIVE. 

L-3  Facility  Design  and  Construction  (Part  1 ) 

This  part  of  the  proposal  shall  consist  of  narrative  and  supporting  data  to 
address  the  design  and  construction  of  the  facility.  Previously  built  and  operated 
"off-the  shelf”  facility  designs  and  operating  packages  are  desired.  Construction 
Specification  Institute  (CSI)  format  is  preferred  for  all  engineering  construction  data. 
Scaled  drawings  shall  be  provided.  Artistic  renderings  are  desirable  for  clarification. 
NOTE:  THIS  SECTION  WILL  BE  INCORPORATED  INTO  THE  LEASE  AS 

EXHIBIT _ AND  WILL  BE  USED  AS  THE  BASIS  FOR  EVALUATION  OF  THE 

DEVELOPER.  This  part  shall  be  limited  to  forty  (40)  pages,  excluding  plans, 
drawings,  and  illustrations,  and  shall  contain  the  following  elements: 

a.  Site  Adaptation:  Indicate  how  the  design  would  relate  to  its  surroundings 
and  fit  into  the  overall  character  of  the  base.  Demonstrate  how  vehicular  and 
pedestrian  traffic  would  circulate  within  the  site  and  between  the  site  and  its 
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surroundings.  Describe  parking  and  landscaping  plans,  including  choice  of 
materials. 


b.  Architectural  Treatment:  Describe  how  the  proposed  exterior  and  interior 
facility  designs  respond  to  this  RFP  and  relate  to  surrounding  buildings  and 
how  the  exterior  designs  are  generally  compatible  with  the  base’s  exterior 
architectural  plans. 

c.  Fire  Protection:  Describe  how  the  proposed  facility  design  addresses  al! 
the  provisions  pertaining  to  fire  protection  and  life  safety. 

d.  Space  Requirements  and  Relationships:  Address  the  size  and 
arrangements  of  guest  rooms,  and  public  and  nonpublic  support  areas.  Present 
floor  plans  showing  functional  relationships,  convenience,  and  logistics. 
Discuss  the  arrangements  and  apportionment  of  spaces,  circulation,  integration 
and  segregation  of  functions,  transition  between  spaces,  and  indoor/outdoor 
relationships.  Discuss  flow  of  client  activities,  both  within  and  between  areas, 
and  service  activities  such  as  deliveries  and  housekeeping. 

e.  Construction:  Describe  the  construction  approach  to  each  facility, 
including  type  of  construction  and  materials  to  be  used  for  both  exterior  walls 
and  interior  partitions.  Include  the  type  of  windows  and  doors  and  describe 
interior  finishes  (walls,  floors,  and  ceilings)  to  be  used  in  guest  rooms  and 
communal  areas.  Specify  types  of  elevators  and  other  conveying  systems,  and 
insulation  types  together  with  anticipated  energy  consumption  levels  in 
BTUs/SF/year.  Specify  type  of  guest-controlled  heating  and  cooling  unit  in  each 
room.  Provide  sound  transmission  coefficients  of  all  walls,  ceilings,  and  floors. 
Also,  describe  mechanical  and  electrical  systems. 

f.  Additional  Amenities:  Describe  the  additional  amenities,  if  any,  included 
in  the  design  but  not  required  in  the  specifications  (Section  C)  of  this  RFP. 
Examples  of  such  additional  amenities  include  a  weight  room,  sauna,  and 
breakfast  bar.  However,  proposals  will  not  be  penalized  if  no  such  additional 
amenities  are  included. 

g.  Include  the  following  plans  and  drawings: 

(1)  Site  plan  for  the  facility,  including  finished  (proposed)  contours, 
grading  and  drainage,  storm  drainage,  landscaping,  parking/traffic 
layout,  walkways,  lighting,  and  layout  of  utility  lines  below  grade. 

(2)  Typical  room-level  floor  plan  showing  the  layout  of  rooms,  corridors, 
and  communal  areas. 

(3)  Floor  plans  showing  layout  and  locations  of  the  facility’s  lobby  and 
communal  areas  not  shown  in  room- level  floor  plans,  such  as  the  guest 
laundry  rooms. 
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(4)  Detailed  individual  room  plans  showing  the  layout  of  typical  guest 
rooms  including  furnishings,  mechanical,  electrical,  and  lighting  plans. 

(5)  Exterior  elevations  of  all  sides. 

(6)  Typical  sections  of  the  facilities. 

h.  Provide  proposed  schedules  for  design  and  construction  of  each  facility. 

i.  Provide  specifications  and  catalog  cuts  for  furnishings,  equipment,  and 
appliances  proposed  for  guest  rooms,  lobbies,  and  communal  areas.  Include 
appliances  such  as  laundry  machines  and  ice  machines. 

j.  The  offeror  must  include  in  its  proposal  a  schedule  for  design  and 
construction  of  the  BEQ  facility,  such  schedule  to  represent  the  contractor’s 
estimate  of  the  time  required  to  provide  an  occupiable  BEQ  facility  at  NAS, 
Jacksonville.  The  schedule  shall  be  in  sufficient  detail  to  allow  reviews  of  work 
in  the  facility  and  is  to  include  major  facilities  systems  (i.e.,  structural, 
architectural  finishes,  mechanical,  electrical,  site  work,  parking  facilities,  and 
other  supporting  facilities). 

L-4  Facility  Operations  and  Maintenance  Plans  (Part  2) 

NOTE:  THE  OPERATIONS  AND  MAINTENANCE  PLANS  WILL  BE 

INCORPORATED  INTO  THE  CONTRACT  AS  EXHIBIT _ AND  WILL  BE  USED 

AS  THE  BASIS  FOR  DETERMINING  DEVELOPER  PERFORMANCE.  This  part  is 
limited  to  forty  (40)  pages  and  shall  include  the  following: 

a.  A  facility  maintenance  and  repair  management  plan  for  the  facility. 
Describe  plans  to  sustain  the  quality  and  conditions  of  facilities,  ensure 
occupant  comfort,  and  maintain  the  appearance  of  the  facility  and  grounds. 
Include  procedures  for  preventive  maintenance  (including  a  schedule  of  routine 
inspections  and  servicing  of  equipment)  and  grounds  maintenance.  Describe 
procedures  and  response  times  for  emergency  repairs  (life  and  safety)  and 
routine  repairs,  and  the  anticipated  average  repair  times  for  each  of  these 
categories.  Include  anticipated  equipment  and  furnishings  replacement 
schedules  and  also  interior  and  exterior  painting  schedules.  Also  include 
schedules  of  anticipated  major  renovations  such  as  roof  replacement. 

b.  Maintenance  Quality  Control  Program.  Describe  procedures  to  maintain 
performance  standards.  Indicate  how  performance  standards  will  be 
established  to  comply  with  the  lease  and  with  levels  of  quality  implicit  in  the 
offeror’s  proposal. 

c.  Customer  Service  Program.  Describe  the  services  that  will  bt  orovided  to 
customers,  including  services  provided  within  individual  rooms.  Describe  linen 
service,  toilet  articles,  and  other  special  features.  Include  special  services  such 
as  enhanced  telephone  or  wake-up  service.  Indicate  how  emergency  and  routine 
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maintenance  calls  will  be  passed  to  the  maintenance  staff.  Also  describe  how 
customer  evaluation  forms  will  be  handled. 

d.  Operations  Quality  Control  Program.  Describe  procedures  to  maintain 
performance  standards.  Indicate  how  performance  standards  will  be 
established  to  comply  with  the  lease  and  with  levels  of  quality  implicit  in  the 
offeror’s  proposal. 

L-5  Developer  Qualifications  (Part  3) 

This  part  is  limited  to  thirty-five  (35)  pages,  exclusive  of  the  Financial 
Information  Forms,  and  shall  include  the  following: 

a.  Information  to  evaluate  the  overall  experience  of  the  poser  with  respect 
to:  the  administration  and  operation  of  a  dormitory  facility;  management  of  the 
physical  plant  and  facilities;  staffing  of  trained  personnel;  the  ability  to 
interface  and  coordinate  with  patrons  and  the  installation;  and  the  financial 
capability  to  operate  and  maintain  the  facility.  The  proposer  must  be  able  to 
demonstrate  that  planned  staffing,  personnel  policies,  corporate  management 
support,  and  management  procedures  will  be  maintained  throughout  the  term 
of  the  lease. 

b.  Previous  construction  managed.  List  all  jobs  underway  or  completed  in 
the  last  five  (5)  years  in  excess  of  1  million  and  similar  to  the  construction 
requirements  of  this  RFP  in  that  they  are  hotels,  motels,  dormitories,  or  similar 
facilities.  The  format  for  each  job  listed  is  as  follows: 

•  Short  description  of  contract,  including  contract  number,  if  any 

•  Location  and  date  begun 

•  Customer 

•  Reference  contact  and  telephone  number 

•  Statement  of  whether  or  not  Contractor  Quality  Control  (CQC)  was 
used 

•  Type  of  contract  (fixed  price,  cost  plus,  etc.) 

•  Original  and  actual  or  current  contract  amounts 

•  Original  and  actual  or  current  construction  duration 

•  Performance  rating,  if  a  formal  rating  was  given. 
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c.  Past  construction  performance.  List  all  jobs  underway  or  completed  in  the 
last  five  (5)  years,  not  listed  above,  that  were  given  formal  performance  ratings  by 
Federal,  state,  or  municipal  agencies,  or  private  companies.  The  format  is  as  follows: 

•  One  sentence  description  of  contract,  including  contract  number,  if  any 

•  Location  and  date  begun 

•  Reference  contact  and  telephone  number 

•  Original  and  actual  or  current  contract  amount 

•  Performance  rating  received. 

For  jobs  listed  in  Paragraph  L-5.b,  above,  for  which  no  formal  rating  was  given,  the 
Government  will  contact  the  references  listed  and  ask  them  to  rate  the  performance. 
Jobs  for  which  no  rating  can  be  determined  will  be  assumed  to  be  rated  satisfactory. 

d.  Resumes  of  all  general  partners,  owners,  corporate  officers,  and  members 
of  the  development  team,  to  include,  but  not  be  limited  to,  developer,  architect, 
general  contractor  and  management  agent; 

e.  Description  of  the  organization,  operational  controls  and  technical  skills, 
or  the  ability  to  obtain  them,  necessary  to  perform  the  requirements  of  this 
RFP; 

f.  Financial  statement  indicating  financial  resources  to  perform  the 
requirements  of  this  RFP;  include  conditional  commitment  of  lender  funds. 
Identify  any  loans  upon  which  the  firm  or  principals  have  defaulted  and  any 
construction/development  contract  project  defaults  involving  the  firm  or 
principals  of  the  firm; 

g.  Name,  address,  and  telephone  number  of  two  or  three  individuals, 
including  financial,  industry,  trade  and  credit  references,  whom  we  may  contact 
regarding  your  past  development  and  experience; 

h.  Any  other  information  describing  the  offeror's  ability  to  fulfill  the 
requirements  of  this  RFP. 

i.  The  above  information  must  also  be  supplied  for  any  partners  or  owners  in 
partnerships,  corporations,  or  other  entities  formed  subsequent  to  the 
submission  of  the  proposal  cr  award  of  the  Lease. 

j.  Sources  and  Uses  Document  (Exhi’  '.t  A  to  this  Section). 

k.  Offeror’s  annual  operating  expense  statement  (Exhibit  B  to  this  Section). 
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L-6  Cost  Proposal  (Part  4) 

The  cost  proposal  shall  consist  of  the  following: 

a.  Standard  Form  33,  Solicitation,  Offer  and  Award 

b.  Standard  Form  1411,  Contract  Pricing  Proposal  Cover  Sheet  (Attach¬ 
ment  6) 

c.  Offeror’s  Breakdown  of  Price  (Section  B) 

d.  Representations  and  Certifications  (Section  K) 

e.  Standard  Form  24,  Bid  Bond  (Attachment  7) 

The  initial  module  rate  shall  be  specified  in  1988  United  States  dollars  per 
occupied  module  night.  The  initial  module  rate  may  be  increased  once  per  year  at  no 
more  than  the  percentage  increase  in  the  State  Consumer  Price  Index  (CPI)  for 
Florida.  Proposals  must  contain  the  proposed  proportion  of  the  State  CPI  increase 
that  will  be  applied  to  the  prior  year’s  module  rate.  For  example,  an  offeror  may 
guarantee  not  to  request  module  rate  increases  above  two-thirds  of  the  State’s  CPI 
increase.  Such  a  guarantee  would  help  the  offeror  during  the  evaluation  of  its  cost 
proposal.  The  offeror  shall  submit  initial  module  rates  and  increases  by  completing 
and  submitting  Section  B  of  this  RFP. 

L-7  Lease/Rental  Agreements 

Offerors  shall  submit  duly  executed  Lease  and  Rental  Agreements, 

Attachments _ and _ ,  with  its  proposal.  The  Government  will  execute  the  lease 

upon  award,  and  the  Rental  Agreement  upon  acceptance  of  the  completed  facility. 

L-8  Instructions  to  Offerors  (Acquisition  of  Leasehold  Interests  in  Real  Property) 

1 .  SOLICITATION  DEFINITIONS  (APR  1 984) 

"Offer”  means  "proposal”  in  negotiation. 

"Solicitation”  means  a  request  for  proposals  (RFP)  or  a  request  for  quotations 
(RFQ)  in  negotiation.  (FAR  52.215-5) 

2.  UNNECESSARILY  ELABORATE  PROPOSALS  OR  QUOTATIONS  (APR  1 984) 

Unnecessarily  elaborate  brochures  or  other  presentations  beyond  those 
sufficient  to  present  a  complete  and  effective  response  to  this  solicitation  are  not 
desired  and  may  be  construed  as  an  indication  of  the  offeror’s  or  quoter’s  Iacxv  of  cost 
consciousness.  Elaborate  art  work,  expensive  paper  and  bindings,  and  expensive 
visual  or  other  presentation  aids  are  neither  necessary  nor  wanted.  (FAR  52.215-7) 
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3.  ACKNOWLEDGMENT  OF  AMENDMENTS  TO  SOLICITATIONS  (APR  1984) 


Offeror’s  shall  acknowledge  receipt  of  any  amendment  to  this  solicitation  (a)  by 
signing  and  returning  the  amendment;  (b)  by  identifying  the  amendment  number 
and  date  in  the  space  provided  for  this  purpose  on  the  form  for  submitting  an  offer;  or 
(c)  by  letter  or  telegram.  The  Government  must  receive  the  acknowledgement  by  the 
time  specified  for  receipt  of  offers.  (FAR  52.215-8) 

4.  SUBMISSION  OF  OFFERS  (APR  1 984) 

a.  Offers  and  modifications  thereof  shall  be  submitted  in  sealed  envelopes  or 
packages  (1)  addressed  to  the  office  specified  in  the  solicitation  and  (2)  showing 
the  time  specified  for  receipt,  the  solicitation  number,  and  the  name  and 
address  of  the  offeror. 

b.  Telegraphic  offers  will  not  be  considered  unless  authorized  by  the 
solicitation;  however,  offers  may  be  modified  by  written  or  telegraphic  notice,  if 
that  notice  is  received  by  the  time  specified  for  receipt  of  offers. 

c.  Item  samples,  if  required,  must  be  submitted  within  the  time  specified  for 
receipt  of  offers.  Unless  otherwise  specified  in  the  solicitation,  these  samples 
shall  be  (1)  submitted  at  no  expense  to  the  Government  and  (2)  returned  at  the 
sender’s  request  and  expense,  unless  they  are  destroyed  during  preaward 
testing.  (FAR  52.215-9) 

5.  LATE  SUBMISSIONS,  MODIFICATIONS,  AND  WITHDRAWALS  OF  PROPOSALS 
(APR  1984) 

a.  Any  proposal  received  at  the  office  designated  in  the  solicitation  after  the 
exact  time  specified  for  receipt  will  not  be  considered  unless  it  is  received  before 
award  is  made  and  it 

(1)  Was  sent  by  registered  or  certified  mail  not  later  than  the  fifth  calendar 
day  before  the  date  specified  for  receipt  of  offers  (e.g.,  an  offer  submitted  in 
response  to  a  solicitation  requiring  receipt  of  offers  by  the  20th  of  the  month 
must  have  been  mailed  by  the  15th); 

(2)  Was  sent  by  mail  (or  telegram  if  authorized)  and  it  is  determined  by  the 
Government  that  the  late  receipt  was  due  solely  to  mishandling  by  the 
Government  after  receipt  at  the  Government  installation;  or 

(3)  Is  the  only  proposal  received. 

b.  Any  modification  of  a  proposal  or  quotation,  except  a  modification 
resulting  from  the  Contracting  Officer’s  request  for  "best  and  final”  offer,  is 
subject  to  the  same  conditions  as  in  subparagraphs  (a)(1)  and  (2)  above. 

c.  A  modification  resulting  from  the  Contracting  Officer’s  request  for  "best 
and  final”  offer  received  after  the  time  and  date  specified  in  the  request  will  not 
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this  restriction  are  contained  in  sheets  [insert  numbers  or  other 
identification  of  sheets]”;  and 


b.  Mark  each  sheet  of  data  it  wishes  to  restrict  with  the  following  legend: 

"Use  or  disclosure  of  data  contained  on  this  sheet  is  subject  to  the 
restriction  on  the  title  page  of  this  proposal  or  quotation.” 
(FAE  52.215-12) 

7.  PREPARATION  OF  OFFERS  (APR  1984) 

a.  Offerors  are  expected  to  examine  the  drawings,  specifications.  Schedule, 
and  all  instructions.  Failure  to  do  so  will  be  at  the  offeror’s  risk. 

b.  Each  offeror  shall  furnish  the  information  required  by  the  solicitation. 
The  offeror  shall  sign  the  offer  and  print  or  type  its  name  on  the  Schedule  and 
each  continuation  sheet  on  which  it  makes  an  entry.  Erasures  or  other  changes 
must  be  initialed  by  the  person  signing  the  offer.  Offers  signed  by  an  agent 
shall  be  accompanied  by  evidence  of  that  agent’s  authority,  unless  that  evidence 
has  been  previously  furnished  to  the  issuing  office. 

c.  For  each  item  offered,  offerors  shall  (1)  show  the  unit  price/cost,  including, 
unless  otherwise  specified,  packaging,  packing,  and  preservation  and  (2)  enter 
the  extended  price/cost  for  the  quantity  of  each  item  offered  in  the  "Amount” 
column  of  the  Schedule.  In  case  of  discrepancy  between  a  unit  price/cost  and  an 
extended  price/cost,  the  unit  price/cost  will  be  presumed  to  be  correct,  subject, 
however,  to  correction  to  the  same  extent  and  in  the  same  manner  as  any  other 
mistake. 

d.  Offers  for  supplies  or  services  other  than  those  specified  will  not  be 
considered  unless  authorized  by  the  solicitation. 

e.  Offerors  must  state  a  definite  time  for  delivery  of  supplies  or  for 
performance  of  services,  unless  otherwise  specified  in  the  solicitation. 

f.  Time,  if  stated  as  a  number  of  days,  will  include  Saturdays,  Sundays,  and 
holidays.  (FAE  52.215-13) 

8.  EXPLANATION  TO  PROSPECTIVE  OFFERORS  (APR  1984) 

Any  prospective  offeror  desiring  an  explanation  or  interpretation  of  the 
solicitation,  drawings,  specifications,  etc.,  must  request  it  in  writing  soon  enough  to 
allow  a  reply  to  reach  all  prospective  offerors  before  the  submission  of  their  offers. 
Oral  explanations  or  instructions  given  before  the  award  of  the  contract  will  not  be 
binding.  Any  information  given  to  a  prospective  offeror  concerning  a  solicitation  will 
be  furnished  promptly  to  all  other  prospective  offerors  as  an  amendment  of  the 
solicitation,  if  that  information  is  necessary  in  submitting  offers  or  if  the  lack  of  it 
would  be  prejudicial  to  any  other  prospective  offerors.  (FAE  52.215-14) 
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9.  FAILURE  TO  SUBMIT  OFFER  (APR  1 984) 

Recipients  of  this  solicitation  not  responding  with  an  offer  should  not  return 
this  solicitation,  unless  it  specifies  otherwise.  Instead,  they  should  advise  the  issuing 
office  by  letter  or  postcard  whether  they  want  to  receive  future  solicitations  for 
similar  requirements.  If  a  recipient  does  not  submit  an  offer  and  does  not  notify  the 
issuing  office  that  future  solicitations  are  desired,  the  recipient’s  name  may  be 
removed  from  the  applicable  mailing  list.  (FAR  52.215-15) 

1 0.  CONTRACT  AWARD  (APR  1 984) 

a.  The  Government  will  award  a  contract  resulting  from  this  solicitation  to 
the  responsible  offeror  whose  offer  conforming  to  the  solicitation  will  be  most 
advantageous  to  the  Government,  cost  or  price  and  other  factors,  specified 
elsewhere  in  this  solicitation,  considered. 

b.  The  Government  may  (1)  reject  any  or  all  offers,  (2)  accept  other  than  the 
lowest  offer,  and  (3)  waive  informalities  and  minor  irregularities  in  offers 
received. 

c.  The  Government  may  award  a  contract  on  the  basis  of  initial  offers 
received,  without  discussions.  Therefore,  each  initial  offer  should  contain  the 
offeror's  best  terms  from  a  cost  or  price  and  technical  standpoint. 

d.  The  Government  may  accept  any  item  or  group  of  items  of  an  offer,  unless 
the  offeror  qualifies  the  offer  by  specific  limitations. 

Unless  otherwise  provided  in  the  Schedule,  offers  may  be  submitted  for  quantities 
less  than  those  specified.  The  Government  reserves  the  right  to  make  an  award 
on  any  item  for  a  quantity  less  than  the  quantity  offered,  at  the  unit  cost  or  prices 
offered,  unless  the  offeror  specifies  otherwise  in  the  offer. 

e.  A  written  award  or  acceptance  of  offer  mailed  or  otherwise  furnished  to 
the  successful  offeror  within  the  time  for  acceptance  specified  in  the  offer  shall 
result  in  a  binding  contract  without  further  action  by  either  party.  Before  the 
offer’s  specified  expiration  time,  the  Government  may  accept  an  offer  (or  part  of 
an  offer,  as  provided  in  Paragraph  (d)  above),  whether  or  not  there  are 
negotiations  after  its  receipt,  unless  a  written  notice  of  withdrawal  is  received 
before  award.  Negotiations  conducted  after  receipt  of  an  offer  do  not  constitute 
a  rejection  or  counteroffer  by  the  Government. 

f.  Neither  financial  data  submitted  with  an  offer,  nor  representations 
concerning  ft  ulities  or  financing,  will  form  a  part  of  the  resulting  contract. 
However,  if  the  resulting  contract  contains  a  clause  providing  for  price 
reduction  for  defective  cost  or  pricing  data,  the  contract  price  will  be  subject  to 
reduction  if  cost  or  pricing  data  furnished  is  incomplete,  inaccurate,  or  not 
current.  (FAR  52.215-16) 
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1 1 .  TYPE  OF  CONTRACT  (APR  1 984) 


The  Government  contemplates  award  of  a  firm  fixed  price  leasehold  contract 
resulting  from  this  solicitation.  (FAR  52.216-1) 

12.  SITE  VISIT  (APR  1984) 

Offerors  or  quoters  are  urged  and  expected  to  inspect  the  site  where  services  are 
to  be  performed  and  to  satisfy  themselves  regarding  all  general  and  local  conditions 
that  may  affect  the  cost  of  contract  performance,  to  the  extent  that  the  information  is 
reasonably  obtainable.  In  no  event  shall  failure  to  inspect  the  site  constitute  grounds 
for  a  claim  after  contract  award.  (FAR  52.237-1) 

1 3.  PRIVATE  OPENING  OF  PROPOSALS 

Proposals  will  be  privately  opened  at  the  time  set  for  opening  in  the  request  for 
proposals.  Their  content  will  not  be  made  public. 

14.  OFFERS-ACCEPTANCE  PERIOD  (APR  1960) 

Offers  offering  less  than  the  period  of  days  specified  for  acceptance  by  the 
Government  from  the  date  set  for  opening  of  offers  will  be  considered  nonresponsive 
and  will  be  rejected. 

1 5.  MODIFICATIONS  PRIOR  TO  DATE  SET  FOR  OPENING  OFFERS 

The  right  is  reserved,  as  the  interest  of  the  Government  may  require,  to  revise 
or  amend  the  specifications  or  drawings  or  both  prior  to  the  date  set  for  opening 
offers.  Such  revisions  and  amendments,  if  any,  will  be  announced  by  an  amendment 
or  amendments  to  this  Request  for  Proposals.  If  the  revisions  and  amendments  are  of 
a  nature  which  requires  material  changes  in  quantities  or  prices  to  be  bid  or  both,  the 
date  set  for  opening  offers  may  be  postponed  by  such  number  of  days  as  in  the  opinion 
of  the  issuing  officer  will  enable  offerors  to  revise  their  offers.  In  such  cases,  the 
amendment  will  include  an  announcement  of  the  new  date  set  for  opening  offers. 

16.  BID  GUARANTEE  (APR  1984) 

a.  Failure  to  furnish  a  bid  guarantee  in  the  proper  form  and  amount,  by  the 
time  set  for  opening  of  bids,  may  be  cause  for  rejection  of  the  bid. 

b.  The  offeror  (bidder)  shall  furnish  a  bid  guarantee  in  the  form  of  a  firm 
commitment,  such  as  a  bid  bond,  postal  money  order,  certified  check,  cashiers 
check,  irrevocable  letter  of  credit,  or,  under  Treasury  Department  regulations, 
certain  bonds  or  notes  of  the  United  States.  The  Contracting  Officer  will  return 
bid  guarantees,  other  than  bid  bonds,  (1)  to  unsuccessful  bidders  as  soon  as 
practicable  after  the  opening  of  bids,  and  (2)  to  the  successful  bidder  upon 
execution  of  contractual  documents  and  bonds  (including  any  necessary 
coinsurance  or  reinsurance  agreements),  as  required  by  the  bid  as  accepted. 
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c.  If  the  successful  bidder,  upon  acceptance  of  its  bid  by  the  Government 
within  the  period  specified  for  acceptance,  fails  to  execute  all  contractual 
documents  or  give  a  bond(s)  as  required  by  the  solicitation  within  the  time 
specified,  the  Contracting  Officer  may  terminate  the  contract  for  default. 

d.  Unless  otherwise  specified  in  the  bid,  the  bidder  will  (1)  allow  60  days  for 
acceptance  of  its  bid  and  (2)  give  bond  within  10  days  after  receipt  of  the  forms 
by  the  bidder. 

e.  In  the  event  the  contract  is  terminated  for  default,  the  bidder  is  liable  for 
any  cost  of  acquiring  the  work  that  exceeds  the  amount  of  its  bid,  and  the  bid 
guarantee  is  available  to  offset  the  difference.  (FAR  52.228-1) 
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SECTION  M 


EVALUATION  FACTORS  FOR  AWARD 


M-1  Process 

The  Government  will  select  a  proposal  and  award  a  lease  under  this  Request  for 
Proposal  by  using  Source  Selection  Procedures  (SSP)  described  in  FAR  15.6.  The  SSP 
is  a  negotiated  acquisition  process  that  allows  the  Government  to  evaluate  offers  on 
factors  other  than  price  alone,  and  to  select  the  proposal  that  provides  the  "greatest 
value  to  the  Government.” 

NOTE:  THE  "GREATEST  VALUE  TO  THE  GOVERNMENT”  UNDER  THIS  RFP 
WILL  BE  DETERMINED  BY  EVALUATING  THE  TECHNICAL  QUALITY  AND 
PRICE  OF  EACH  OFFER. 

A  Source  Selection  Board  will  review  and  evaluate  all  proposals  submitted  in 
response  to  this  RFP,  according  to  the  procedures  explained  in  the  paragraphs  below. 
A  member  of  the  Panel  has  been  appointed  as  the  Government  Contracting  Officer  for 
this  acquisition.  After  the  Source  Selection  Panel  has  completed  its  review  of  the 
proposals,  as  described  below,  the  Contracting  Officer  will  forward  the  Panel’s 
recommendation  for  award  to  the  Source  Selection  Authority,  who  will  make  the  final 
decision  on  awarding  this  lease. 

NOTE:  The  Government  will  request  on-site  visitation  of  facilities  similar  to 
those  requested  in  this  RFP  that  have  been  designed,  constructed,  operated  and 
maintained  by  the  offeror. 

M-2  Source  Selection  Board 

Under  the  Source  Selection  Process,  proposals  are  evaluated  by  the  Board  using 
a  predetermined  Source  Selection  Plan.  Tn  this  RFP,  the  Source  Selection  Plan 
consists  of  two  parts:  (1)  a  technical  rating  plan,  and  (2)  price  evaluation.  Both 
factors  are  of  equal  importance,  and  the  Source  Selection  Board  has  considerable 
discretion  in  determining  which  proposal  represents  the  "greatest  value  to  the 
Government.” 
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M-3  Technical  Rating  Plan 

Those  proposals  that  are  "responsive”  that  is,  conform  to  the  format  and 
requirements  of  this  RFP  will  be  evaluated  for  technical  quality  using  a 
predetermined  technical  rating  plan.  This  plan  consists  of  the  following  three  major 
rating  elements,  all  of  which  carry  equal  weight  in  the  evaluation: 

a.  Facility  Design  and  Construction 

The  proposals  will  be  evaluated  on  their  technical  adequacy,  efficiency, 
compatibility,  desirability,  and  contribution  to  the  the  "quality  of  life”  of 
residents  and  of  the  activity  in  general,  in  these  areas: 

(1)  Site  Design  and  Development 

(2)  Site  Engineering 

(3)  Utility  Systems 

(4)  Roads  and  Parking 

(5)  Landscaping 

(6)  Facility  Design 

(7)  Unit  Design  and  Furnishings 

(8)  Facility  Engineering 

(9)  Construction  Schedule 

b.  Facility  Operations  and  Maintenance  Plans 

The  proposals  will  be  evaluated  on  the  adequacy  and  efficiency  of  the 
proposed  organization,  and  on  the  comprehensiveness  of  proposed  routine  and 
long  term  maintenance,  repairs,  and  replacements,  as  well  as  the  level  of 
assurance  provided  the  Government  that  the  proposer  can  and  will  provide  the 
desired  facilities  and  services  over  the  life  of  the  agreement. 

c.  Offeror’s  Dormitory  Qualifications 

The  proposals  will  be  evaluated  on  the  quality  of  their  demonstrated 
experience  in  the  financing,  construction,  operations,  and  maintenance  of 
similar  facilities,  as  well  as  the  adequacy  of  their  organizations  and  resources  to 
undertake  this  project. 

NOTE:  Offerors  must  also  understand  that  their  treatment  of  each  rating 
element  will  significantly  affect  the  acceptability  of  their  proposals  to  the 
Government.  Offerors  should  not  assume  that  they  can  enhance  the 
acceptability  of  their  proposals  by  offsetting  a  weak  technical  proposal  with  a 
favorable  price  proposal.  Both  factors  are  of  importance,  and  the  Source 
Selection  Panel  has  considerable  discretion  in  determining  which  proposal 
represents  the  "greatest  value  to  the  Government.” 

Section  L  of  this  RFP  specifies  the  information  to  be  submitted  with  each 
offer.  This  information  will  be  used  by  the  Source  Selection  Panel  in  evaluating 
the  technical  elements  of  each  proposal.  Since  this  is  a  negotiated  acquisition, 
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offerors  should  anticipate  discussions  with  members  of  the  Source  Selection 
Panel  and  their  consultants  regarding  individual  elements  of  their  proposals. 
These  discussions  may  result  in  the  Source  Selection  Panel  requiring  the  offeror 
to  furnish  additional  evidence  of  financial  condition,  ability  to  assume  and 
perform  the  obligations  and  responsibilities  imposed  by  the  terms  and 
conditions  of  the  agreement  and  the  proposal  submitted.  These  discussions  may 
also  include  requests  for  additional  information,  or  suggested  changes  to 
proposals  to  conform  with  Government  objectives. 

NOTE:  IT  IS  THE  RESPONSIBILITY  OF  EACH  OFFEROR  TO  INSURE 
THAT  ITS  INITIAL  PROPOSAL  INCLUDES  ALL  OF  THE  INFORMATION 
SPECIFIED  IN  THE  RFP.  THE  OFFEROR  SHALL  PROVIDE  ANY 
SUBSEQUENT  INFORMATION  REQUESTED  BY  THE  GOVERNMENT  IN 
A  TIMELY  MANNER  BY  THE  DATE  AND  TIME  SPECIFIED  BY  THE 
CONTRACTING  OFFICER  OR  HIS  DESIGNATED  REPRESENTATIVE. 

M-4  Price  Evaluation 

Offers  will  be  evaluated  on  the  basis  of  a  net  present  value  life  cycle  cost.  That 
is,  the  Government  will  calculate  the  present  worth  of  this  project  over  the  32-year 
life  cycle  of  the  rental  agreement  by  using  each  proposer’s  rental  fee  and  escalation 
factors  for  all  of  the  rooms  under  the  rental  agreement  applying  the  projected 
Consumer  Price  Index  below,  and  appropriately  discounting  back  to  present  value. 

NOTE:  Price  evaluations  for  all  proposals  will  be  calculated  using  identical 
equations  and  constants,  with  the  only  variables  being  the  proposer’s  starting  room 
rates  and  escalation  factors. 
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The  Government  will  use  the  following  hypothetical  projected  Consumer  Price 
Index  in  conjunction  with  the  offeror’s  proposed  escalation  factors  (Section  L-6): 


TIME  PERIOD 

PROJECTED  CONSUMER 

PRICE  INDEX* 

FY88 

100.00 

FY89 

103.90 

FY90 

107.54 

FY91 

110.76 

FY92 

113.53 

FY93 

115.80 

FY94 

118.12 

FY95 

120.48 

FY96 

122.89 

FY97 

125.35 

FY98 

127.86 

FY99 

130.41 

FYOO 

133.02 

FY01 

135.68 

FY02 

138.39 

FY03 

141.16 

FY04 

143.99 

FY05 

146.87 

FY06 

149.80 

FY07 

152.80 

FY08 

155.85 

FY09 

158.97 

FY10 

162.15 

FY11 

165.39 

FY12 

168.70 

FY13 

172.07 

FY14 

175.51 

FY15 

179.02 

FY16 

182.60 

FY17 

186.26 

FY18 

189.98 

FY19 

193.78 

FY20 

197.66 

*Base  year  is  FY88. 

NOTE:  This  projection  is  for  the  use  of  the  Government  in  its  evaluation  only, 
and  shall  not  be  used  for  any  adjustments  to  rates  or  costs  under  the  lease  or  rental 
agreement. 
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SITE  DESCRIPTION,  DRAWINGS,  AND  SOILS  ANALYSES 


To  be  provided  by  NAS  Jacksonville. 


i 


UTILITIES  COST  DATA 


To  be  provided  by  NAS  Jacksonville. 


l 


CUSTOMER  EVALUATION  FORM 


The  following  is  a  sample  of  a  satisfactory  customer  evaluation  form.  This  or 
similar  formats  may  be  used  by  the  successful  bidder. 

SAMPLE 


Dear  Guest, 

On  behalf  of  our  entire  staff,  I  hope  you  have  enjoyed  your  stay  with  us. 

The  success  of  any  facility  is  often  measured  by  the  standards  of  service 
provided  to  you  by  the  hotel  and  its  staff.  In  order  to  evaluate  and  improve  upon 
these  standards,  it  would  be  appreciated  if  you  would  take  a  few  minutes  to  complete 
this  comment  form,  and  return  it  to  the  front  desk. 

Thank  you. 


YES  NO 


1.  Was  this  your  first  visit  with  us?  _  _ 

2.  Were  your  reservations  handled  promptly 

and  efficiently?  _  _ 

3.  Did  you  receive  friendly  and  courteous 

service  from  our  staff?  _  _ 

4.  Was  your  guestroom  properly  maintained?  _  _ 

5.  Did  you  use  any  of  our  other  facilities  in  our 

hotel?  _  _ 

If  yes,  how  would  you  rate  them?  Excellent  Good  Fair 

6.  How  would  you  rate  your  room  quality?  _  _  _ 

7.  How  would  you  rate  our  staff?  _  _  _ 

ADDITIONAL  COMMENTS _ _ 


l 


BASE  EXTERIOR  ARCHITECTURAL  PLANS 

(Base  Exterior  Architectural  Plans  to  be  provided  by  Northern  Division, 
NAVFACENGCOM). 


i 


OTHER  AUTHORIZED  USERS  LIST 


1.  Military  officers  and  equivalent  grade  Department  of  Defense  civilians 
assigned  on  transient  duty  to  the  installation  will  be  provided  first  priority  to  lease 
rooms  at  the  BOQ.  Transient  duty  is  defined  as  official  duty  requiring  travel  orders. 

2.  In  the  event  that  the  BOQ  is  not  fully  occupied,  the  Contractor  may  lease  rooms 
to  any  of  the  following  authorized  users: 

•  Military  officers  permanently  assigned  to  the  base 

•  Officers  on  leave 

•  Civilian  contractor  personnel  conducting  business  on  the  base 

•  Families  of  officers  assigned  to  the  base 

•  Others  as  directed  by  the  Contracting  Officer  or  his  designated 
representative. 

3.  Rooms  may  be  rented  to  the  other  authorized  users,  as  described  in  paragraph  2 
above,  with  advance  reservations  of  up  to  14  days  if  the  Government  has  not 
otherwise  occupied  or  expressly  reserved  them  either  in  block  or  by  name. 
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ATTACHMENT  6 
STANDARD  FORM  1411, 

CONTRACT  PRICING  PROPOSAL  COVER  SHEET 


CONTRACT  PRICING  PROPOSAL  COVER  SHEET 


NOTE  Thit  form  i  uaad  in  contract  actions  if  submission  of  cost  or  pricing  data  is  raquirad.  IS**  FAR  tS.804-£!bl) 


8.  List  and  raforanca  tna  identification,  quantity  and  total  price  proooaad  for  aaeft  contract  lina  item  A  line  item  coat  breakdown  supporting  thit  recap  it  re¬ 
quired  untets  otherwise  specified  by  the  Contracting  Officer.  IContmu*  o n  reseres,  and  then  on  ptafn  paper,  if  necessary.  Use  same  head  in  fs.  i 


A.  LINE  ITEM  NO. 


B.  IDENTIFICATION 


C.  QUANTITY  D.  TOTAL  PRICE 


9.  PROVIDE  NAME.  AOORESS.  AND  TELEPHONE  NUMBER  FOR  THE  FOLLOWING  f/raeadaMs; 


WILL  VOU  REQUIRE  THE  USE  OF  ANV 
in  THE  PERFORMANCE  OF  this  work?  f/r  "Yea.”  identify) 


□  YES  □  NO 


i  J  *»T -1 


□  ADVANCE  I — I  PROGRESS 
PAYMENTS  I _ I  PAYMENTS 


|  |  GUARANTEED  LOANS 


2.  HAVE  VOU  BEEN  AWARDED  ANV  CONTRAC 

FOR  THE  SAME  OR  SIMILAR  ITEMS  WITHIN  THE  PAST  3  YEARS? 
(if  "Yet,"  identify  itemu).  cuetomcrfi)  and  contract  number  ($ )) 


□  yES 


14.  COST  ACCOUNTING  STANOAROS  BOARD  (CASB)  OAT  A  (Fu  biic  Lam  91-379  at  amended  and  FAR  FART  30) 


ASB  REGULA-  B.  HAVE  VOU  SUBMITTED  A  CASB  DISCLOSURE  STATEMENT 

TtONS?  (if  "No,"  tMplain  in  proposal)  ( CASB  DS-I  or  2)f  (if  "Yet.  "  specify  in  propoeal  the  office  to  which 

m ibmitted  end  if  determined  to  be  adequatt) 


□  yes  Ono 


□  yes  □  NO 


HAVE  VOU  BEEN  NOTIFIED  THAT  VOU  ARE  OR  MAY  BE  IN  N 
COMPLIANCE  WITH  YOUR  DISCLOSURE  STATEMENT  OR  COST 
ACCOUNTING  STANOAROS? (If  "  Yea.  "  explain  in  propoeal ) 


□  yes  □«, 


IS  ANV  ASPECT  OF  THIS  PROPOSAL  INCONSISTENT  WITH  YOU 
DISCLOSED  PRACTICES  OR  APPLICABLE  COST  ACCOUNTING 
STANOAROS?  (If  "Yaa*  ”  axpiatn  in  propoeal) 


Thtt  proposal  is  supmittad  in  rtsponsa  to  tr>«RfP  contract,  modification,  ate  •*»  ittm  1  and  rafiacts  our  Oast  astimatas  and/or  actual  costs  as  of  tnisdat  a. 


IS.  NAME  ANO  TITLE  (Type)  IS.  NAM 


MSN  7540-01-142-M4S 


*  o.s.  ouvumiuk  printim  ottict:  iw>  *S4-aso 


STANOARO  FORM  1411  (1043) 

Pr  avert  bed  fty  GSA 

FAR  (4«  CFR)  53.21 5-21C) 


■ID  BOND 


f~|  INOIVIOUAL 

|~~1  PAtrns«R«H.p 

[~|  JOINT  V1HTUM 

|H  CORPORATION 

ICC 

MILU 

AMOUNT  NOT  TO  EXCEED 


HUN 


OBLIGATION 

We.  me  Principal  and  Suretyliesl  ara  firmly  bound  10  the  United  Statai  of  America  (hereinafter  called  the  Government)  In  the  above  panel 
turn.  For  payment  of  tha  penal  turn,  we  bind  ourselves.  our  heirs.  executors,  administrator!,  and  auocaaiori.  jointly  and  iMrally.  However. 
Where  the  Sureties  are  corporations  acting  as  co-sureties,  we.  the  Sureties,  bind  ouraeivas  in  such  sum  "jointly  and  severally"  aa  well  as 
"saverailv"  only  for  the  purpose  of  allowing  a  joint  action  or  actions  against  any  or  ail  of  us.  For  all  other  purposes,  each  Surety  binds  itself, 
jointly  and  severally  with  the  Principal .  for  tha  payment  of  tha  aim  shown  opposite  the  name  of  tha  Surety.  If  no  limit  of  liability  is  indi¬ 
cated.  the  limit  of  Lability  is  the  full  amount  of  the  penal  sum. 

CONDITIONS: 

The  Principal  hat  submitted  tha  bid  identified  above. 

THEREFORE. 

The  above  obligation  is  void  if  the  Prineioal  -  <»)  upon  eccaptarvta  by  the  Government  of  the  bid  identified  above,  within  tha  period  speci¬ 
fied  therein  for  acceptance  (sixty  (BOI  days  if  no  period  is  specified),  executes  tha  further  contractual  documents  and  gives  the  bondltl  re¬ 
quired  bv  the  terms  of  the  bid  as  accepted  within  tha  time  loecified  (ten  (10)  days  if  no  period  is  toeciliedl  after  receipt  of  the  forms  by  the 
principal,  or  (bl  in  the  event  of  failure  to  to  execute  such  further  contractual  documents  and  give  such  bonds,  pays  the  Government  for  any 
cost  of  procuring  the  work  which  exceeds  the  amount  of  the  bid. 

Each  Surety  executing  this  instrument  agrees  that  its  obligation  a  not  Impaired  by  any  exteneion(t)  of  the  time  for  acceptance  of  tha  bid 
that  the  Principal  may  grant  to  the  Government.  Notice  to  the  suretyliesl  of  axtansionlt)  are  waited.  However,  waiver  of  the  notice  applies 
only  to  extensions  aggregating  not  more  than  sixty  (BO)  calendar  dors  in  addition  to  the  period  originally  allowed  for  acceptance  of  tha  bid. 

WITNESS: 

The  Principal  and  Suretyliesl  executed  thobid  bond  and  affixed  their  seals  on  the  abow  data. 


Corporate 

Seal 


Corporate 

Sea/ 


fvnjLJL 

HiOufli 


MCN 

MM 

KTAMOAftO  COW  M  (**V.  10*J| 

MCVIOUS  COITION  U*A*U 

femcrlM  Mr  aiA 

FA*  (AC  CFR  BUIMDI 

■  fWTT  WtgawTTfcJ 


IcaaaE 

llunni 


IcnnnxjE 

ifeSl 


■Mil 


■r«r  ’  j 


■i*r T 


■iwyTTrwh4*MTifca 


IcauL 

llni 


Corporate 

Seal 


Corporate 

Seal 


Corporate 

Seal 


Corporate 

Seal 


Corporate 

Seal 


Corporate 

Seal 


INSTRUCTIONS 


T  Thu  form  a  authorised  tar  um  wren  a  Did  guaranty  it  required. 
Any  deviation  from  din  form  onil  require  tftf  written  100 rove!  of 
die  Adnungtietor  at  General  Sermcee. 

Z  Inert  ire  full  l«gil  name  arm  butinea  addrea  of  The  Principe!  in 
tn»  tpece  detignated  "Principal"  on  the  fact  of  Old  form.  An 
authorised  peraon  dun  «gn  the  bond.  Any  ptnan  aigni-ig  in  •  rep- 
inimm  capacity  (eg..  an  fttomry-in-tact I  nun  fumdfi  nn* 
Pence  of  authority  if  mat  reoraaenivtive  ■  not  *  mtmbor  of  me 
firm,  pertnordiip.  or  pint  vonturo,  or  tn  offiotr  of  the  corpora- 
tion  etvolvcd. 

3.  Th»  bond  may  exprtaa  pond  arm  a  •  percentage  of  tho  bid 
Drier  In  theae  curt,  mo  bond  m*y  raw  ■  nwrimum  dollar  limtB- 
non  lag..  20%  of  the  bid  price  but  the  amount  not  to  aiceed 

doHawl 

4.  lal  Carpomiiom  araeuting  the  bond  a  rurntiw  mutt  appear  on 
Via  Department  of  me  Trauury'i  'at  of  approwd  turetm  and 


in  the  toeoee  (Surety  A.  Surety  B.  etc.)  headed  "CORPORATE 
SURETYIIES!"  In  the  tpect  daeignated  "SURETY(IES)"  on  the 
face  of  the  form,  inaert  only  the  letter  identification  of  the  turetiar 

(bl  Where  indhndual  auretia  are  involved,  two  or  more  wpon- 
lible  peraona  dtall  eaeeute  the  bond.  A  oompWted  Affidavit  of 
individual  Surety  (Standard  Form  28).  tor  each  individual  aurety. 
dtall  accompany  the  bond.  The  Government  may  require  there 
auretia  to  fumah  additional  tubftantiatmg  information  concerning 
their  financial  capability. 

5.  Corporation  executing  the  bond  dtail  affix  their  corporate 
aaala.  Individuate  than  execute  the  bond  opooaiw  the  word  "Corpo¬ 
rate  Seal".  «td  dt all  affix  an  adhat iwr  seal  rf  executed  in  Maine. 
New  Hampahire,  or  dty  other  juriadiction  requiring  adheane  aaeit. 

8.  Type  the  name  and  title  of  each  perecn  egning  the  bond  in  the 


mutt  act  withei  the  limitation  lifted  herein  Where  more  than  one 
corporate  aunty  q  involved  or  namet  and  addreaaat  dieli  appear 


7.  In  i«  application  to  negotiated  contract!,  the  terme  "bid"  and 
“bidder"  dial l  include  "propaaaT  and  "offeror" 


STANDARD  fORte  M  RACK  IRIV.  loan 


We,  the  Principal  and  Surety  lies),  are  firmly  bound  to  the  United  States  of  America  (hereinafter  called  the  Government)  in  the  above  penal 
sum  For  payment  of  the  penal  sum,  we  bind  ourselves,  our  heirs,  executors,  administrators,  and  successors,  jointly  and  severally  However, 
where  the  Sureties  are  corporations  acting  as  co-sureties,  we,  the  Sureties,  bind  ourselves  in  such  sum  "jointly  and  severally"  as  well  as 
"severally"  only  for  the  purpose  of  allowing  a  joint  action  or  actions  against  any  or  all  of  us.  For  ail  other  purposes,  each  Surety  binds  itself, 
jointly  and  severally  with  the  Principal,  for  the  payment  of  the  sum  shown  opposite  the  name  of  the  Surety.  If  no  limit  of  liability  is  indi¬ 
cated.  the  limit  of  liability  is  the  full  amount  of  the  penal  sum. 

CONDITIONS: 

The  Principal  has  entered  into  the  contract  identified  above. 

THEREFORE 

The  above  obligation  is  void  if  the  Principal  — 

(aid)  Performs  and  fulfills  all  the  undertakings,  covenants,  terms,  conditions,  and  agreements  of  the  contract  during  the  original  term  of 
the  contract  and  any  extensions  thereof  that  are  granted  by  the  Government,  with  or  without  notice  to  the  Surety(ies).  and  during  the  life 
of  any  guaranty  required  under  the  contract,  and  (2)  perform  and  fulfills  all  the  undertakings,  covenants,  terms  conditions,  and  agreements 
of  any  and  all  duly  authorized  modifications  of  the  contract  that  hereafter  are  made.  Notice  of  those  modifications  to  the  Surety(ies)  are 
waived. 

(b)  Pays  to  the  Government  the  full  amount  of  the  taxes  imposed  by  tne  Government,  if  the  said  contract  is  subject  to  the  Miller  Act. 
(4U  U.S  C.  270a-270e).  which  are  collected,  deducted,  or  withheld  from  wages  paid  by  the  Principal  in  carrying  out  the  construction  con¬ 
tract  with  respect  to  which  this  bond  is  furnished . 

WITNESS: 

The  Principal  and  Surety(ies)  executed  this  performance  bond  and  affixed  their  seals  on  the  above  date. 


PRINCIPAL 
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Corporate 

Namelil  A 

X. 

2. 

Seal 

Titledl 

INDIVIDUAL  SURETY(IEE) 


Signaturedl 

1. 

fSMl) 

2. 

(3—1) 

Named! 

fTraaaj 

1. 

2. 

CORPORATE  SURETYIIE3) 


< 

Name  A 

Adores 

■j  I 

HI 

c 

Signature! »! 

fi. 

2. 

Corporate 

Seal 

M 

■DOn 

WEBnm 

1. 

2. 

DSN  7t«0-01-1t!-a0f0 
PREVIOUS  EDITION  US AAUE 


zs-ioe 


STANDARD  FORM  2B  (REV.  10-tSI 

Pr«»crib*ti  t>y  G»$A 

PAR  <4t  CFR  53.221  (b)) 


CORPORATE  SURETY(IES)  I Continued ) 


m 

> 

►» 

Ui 

C 

D 

m 

Nam«& 

Address 

i  WF-T  TTWk  mTJ  *1  TFh 

Corporate 

Seal 

Signatured! 

i. 

T. 

ifcTKirnci 

■jrfnniB 

■uBH 

i. 

L 

SURETY  C 

Name  & 
Address 

ivnrraw|iiirTkfiBuaa| 

Corporate 

Seal 

SignaturetsJ 

i. 

2. 

KMC 

i. 

2. 

SURETY  D 

Name  & 
Address 

i*t_t 

Corporate 

Seal 

Signature!*) 

i. 

2  ! 

Eg  EH 

■tifinnlH 

i. 

*■ 

SURETY  E 

Name  & 
Address 

mum 

wm 

Corporate 

Seal 

Signatured! 

l. 

2. 

Namalsl  A 
Tilled) 
(Typed  1 

2. 

SURETY F 

& 

Address 

mum 

mmi 

Corporate 

Seal 

Signatured! 

i-  ; 

X 

Edna 

KJCSDi 

2. 

|  8URETY  0 

Name  & 
Address 

i - 

i 

rmm  i 

Corporate 

Seal 

Signatured) 

2. 

■EHnW 

KfiSfli 

X. 

2. 

BOND  W 

ToTal - 

PREMIUM  W 

mum 

$ 

INSTRUCTIONS 


1.  This  form  is  authorized  for  use  in  connection  with  Government 
contracts.  Any  deviation  from  this  form  will  require  the  written 
aoproval  of  the  Administrator  of  General  Services. 

2  Insert  the  full  legal  name  and  business  address  of  the  Principal  in 
the  space  designated  "Principal"  on  the  face  of  the  form.  An 
authorization  person  shall  sign  the  bond.  Any  person  signing  in  a 
representati . p  capacity  (e  g.,  an  attorney-in-fact)  must  furnish  evi¬ 
dence  of  authority  if  that  representative  is  not  a  member  of  the 
firm,  partnership,  or  joint  venture,  or  an  officer  of  the  corpora¬ 
tion  involved. 

3.  (a)  Corporations  executing  the  bond  as  sureties  must  appear  on 
the  Department  of  the  Treasury's  list  of  approved  sureties  and 
must  act  within  the  limitation  listed  therein.  Where  more  than  one 
corporate  surety  is  involved,  their  names  and  addresses  shall  appear 
m  the  spaces  (Surety  A.  Surety  B.  etc.)  headed  "CORPORATE 


SURETY(IES)".  In  the  space  designated  "SURETY(IES)"  on  the 
face  of  the  form  insert  only  the  letter  identification  of  the  sureties. 

(b)  Where  individual  sureties  are  involved,  two  or  more  respon¬ 
sible  persons  shall  execute  the  bond.  A  completed  Affidavit  of 
Individual  Surety  (Standard  Form  28).  for  each  individual  surety, 
shall  accompany  the  bond.  The  Government  may  require  these 
sureties  to  furnish  additional  substantiating  information  concerning 
their  financial  capability. 

4.  Corporations  executing  the  bond  shall  affix  their  corporate 
seals.  Individuals  shall  execute  the  bond  opposite  the  word  ‘T  rpo- 
rate  Seal";  and  shall  affix  an  adhesive  seal  if  executed  in  Maine. 
New  Hampshire,  or  any  other  jurisdiction  requiring  adhesive  seals. 

5.  Type  the  name  and  title  of  each  person  signing  this  bond  in  the 
space  provided. 
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OBLIGATION 

We.  ttie  Principal  and  Surety(ies),  are  firmly  bound  to  the  United  States  of  America  (hereinafter  called  the  Government)  in  the  above  penal 
sum.  For  payment  of  the  penal  sum.  we  bind  ourselves,  our  heirs,  executors,  administrators,  and  successors,  jointly  and  severally.  However, 
where  the  Sureties  are  corporations  acting  as  co -sureties,  we.  the  Sureties,  bind  ourselves  in  such  sum  "jointly  and  severally"  as  wwll  as 
"severally"  only  for  the  purpose  or  allowing  a  joint  action  or  actions  against  any  or  all  of  us.  For  all  other  purposes,  each  Surety  binds  itself, 
jointly  and  severally  with  the  Principal,  for  the  payment  of  the  sum  shown  opposite  the  name  of  the  Surety  If  no  limit  of  liability  is  indi¬ 
cated.  the  limit  of  liability  is  the  full  amount  of  the  penal  sum. 

CONDITIONS. 

The  above  obligation  is  void  if  the  Principal  promptly  makes  payment  to  all  persons  having  a  direct  relationship  with  the  Principal  or  a  sub¬ 
contractor  of  the  Principal  tor  furnishing  labor,  material  or  both  in  the  prosecution  of  the  work  provided  for  in  the  contract  identified 
above,  and  any  authorized  modifications  of  the  contract  that  subsequently  are  made.  Notice  of  those  modifications  to  the  Surety(ies)  are 
waived. 

WITNESS: 

The  Principal  and  Surety  lies  I  executed  this  payment  bond  and  affixed  their  seals  on  the  above  date. 
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INSTRUCTIONS 


1.  Thu  form,  for  the  protection  of  persons  supplying  labor  and 
material,  is  used  when  a  payment  bond  is  required  under  the  Act 
of  August  24,  1935.  49  Stat.  793  (40  U.S.C.  270  a-270e]  Any 
deviation  from  this  form  will  require  the  written  approval  of  the 
Administrator  of  General  Services. 

2.  Insert  the  full  legal  name  and  business  address  of  the  Principal  in 
the  space  designated  "Principal'’  on  the  late  of  the  form.  An 
authorized  person  shall  sign  the  bond  Any  person  signing  in  a 
representative  capacity  le  g  ,  an  attorney-in-fact)  must  furnish  evi¬ 
dence  of  authority  if  that  representative  is  not  a  member  of  the 
firm,  partnership,  or  joint  venture,  or  an  officer  of  the  corpora¬ 
tion  involved 

3  (a)  Corporations  executing  the  bond  as  sureties  must  apoear  on 
the  Department  of  the  Treasury's  list  of  approved  sureties  and 
must  act  within  the  limitation  listed  therein  Where  more  than  one 
corporate  surety  is  involved,  their  names  anti  addresses  shall  apoear 


in  the  spaces  (Surety  A,  Surety  B,  etc.)  headed  "CORPORATE 
SURETY(IES)”.  In  the  space  designated  "SURETY(lES)"  on  the 
face  of  the  form,  insert  only  the  letter  identification  of  the  sureties 

(b I  Where  individual  sureties  are  involved,  two  or  more  respon¬ 
sible  persons  shall  execute  the  bond.  A  completed  Affidavit  of 
Individual  Surety  (Standard  Form  28).  for  each  individual  surety, 
shall  accompany  the  bond.  The  Government  may  require  these 
sureties  to  furnish  additional  substantiating  information  concerning 
their  financial  capability. 

4  Corporations  executing  the  bond  shall  affix  their  corporate 
seals.  Individuals  shall  execute  the  bond  opposite  the  word  "Corpo¬ 
rate  Seal";  and  shall  affix  an  adhesive,  seal  if  executed  in  Maine, 
New  Hampshire,  or  any  other  jurisdiction  regarding  adhesive  seals. 

5  Type  the  name  and  title  of  each  person  signing  this  bond  in  the 
space  provided 
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LEASE  between _ hereinafter  called  the  "LESSEE”  and 

the  United  States  of  America,  acting  by  and  through  the  Commanding  Officer, 
Southern  Division,  Naval  Facilities  Engineering  Command,  2155  Eagle  Drive,  P.O. 
Box  10068,  Charleston,  South  Carolina,  hereinafter  called  the  "GOVERNMENT.” 

The  GOVERNMENT  hereby  leases  to  LESSEE  the  property  described  below  under 
the  terms,  conditions.  General  Provisions  and  Special  Provisions  set  forth  on  this 
page  and  subsequent  pages  of  and  attachments  to  this  lease  agreement. 

1.  LEASED  PROPERTY:  Under  the  terms  and  conditions  of  this  lease,  the 
GOVERNMENT  hereby  leased  to  the  LESSEE  that  portion  of  the  Naval  Air  Station, 
Jacksonville,  Florida  (hereinafter  called  the  "Station”),  which  portion  is  hereinafter 
called  the  "Leased  Property;” 

As  delineated  on  the  map  of  the  station  marked  Exhibit  "A,”  attached  hereto  and 
made  part  hereof; 

Together  with  all  improvements  thereon  and  appurtenances  thereunto  belonging; 

Together  with  rights  in  ingress  and  egress  and  the  right,  in  common  with  others,  to 
the  use  of  all  supporting  facilities,  and  roadways  serving  the  leased  property  as 
delineated  in  Exhibit  "A.” 

Attached  hereto  and  made  part  hereof  is  a  condition  report,  marked  Exhibit  "A,” 
signed  by  representatives  of  the  GOVERNMENT  and  LESSEE,  which  sets  forth  the 
condition  of  the  leased  property  as  determined  from  their  joint  inspection  thereof. 

2.  TERM:  The  term  of  this  lease  shall  be  for  a  period  of  thirty-two  years, 

beginning  on  _  and  ending  on  _ ,  unless  sooner  terminated  in 

accordance  with  the  provision  of  Article _ hereof. 

3.  RENTAL  AGREEMENT  FOR  FACILITIES:  The  parties  agree  that  when  the 

LESSEE  completes  construction  of  the  facilities  in  accordance  with  Article _ of  the 

lease,  and  the  facility  is  accepted  by  the  GOVERNMENT,  the  GOVERNMENT  will 
enter  into  a  rental  agreement  with  the  LESSEE  for  use  of  the  facf'ties  subject  to  the 
terms,  provisions  set  forth  in  the  GOVERNMENT  Lease  (Rental  Agreement), 
attached  to  this  lease  as  Exhibit  "B.” 

4.  RENT:  LESSEE  shall  pay  to  the  GOVERNMENT  an  annual  rental  payment  of 
an  amount  equal  to  the  appraised  fair  market  rental  value  of  the  property  as 
determined  by  the  GOVERNMENT.  Payment  shall  be  made  quarterly  in  advance  in 
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accordance  with  the  provisions  of  Article _ hereof.  However,  NO  rental  payments 

shall  accrue  during  any  period  covered  by  an  agreement  between  LESSEE  and  the 
GOVERNMENT  for  the  construction  and  operation  of  a  Bachelor  Enlisted  Quarters 
as  described  in  Article  3  of  this  lease. 

5.  USE:  The  leased  property  shall  be  used  solely  for  the  construction  and 
operation  of  a  Bachelor  Enlisted  Quarters  for  leasing  to  the  GOVERNMENT. 

6.  LESSEE  RIGHT  TO  PURCHASE:  Should  the  GOVERNMENT  undertake  to 
sell  the  leased  property,  the  LESSEE  shall  have  the  first  right  to  purchase  said 
property. 

7.  TERMINATION: 

a.  National  Emergency  Termination  by  GOVERNMENT:  During  any 
national  emergency  declared  by  the  Congress  or  the  President  pursuant  to  Title 
H  of  the  National  Emergencies  Act  of  September  14, 1976  (Public  Law  94-412), 
90  stat.  1255,  the  GOVERNMENT  shall  have  the  right  to  suspend  or  terminate 
this  lease,  at  any  time,  without  prior  notice,  and  regardless  of  any  lack  of  breach 
by  LESSEE  of  any  of  the  terms  and  conditions  of  this  lease. 

b.  Termination  by  GOVERNMENT  for  Failure  to  Secure  Financing: 
Notwithstanding  fault  or  lack  of  fault  by  the  LESSEE,  if  the  LESSEE  is  unable 
to  provide  to  the  Contracting  Officer  within  30  days  of  the  award  of  this  lease 
satisfactory  evidence  of  firm  financial  commitment  said  failure  shall  constitute 
a  default  by  the  LESSEE.  The  GOVERNMENT  may  terminate  this  lease  at  no 
cost  to  the  GOVERNMENT  and  exercise  rights  under  the  bonds  provided. 

c.  Termination  by  GOVERNMENT  for  LESSEE  Default: 

(1)  In  the  event  that  the  GOVERNMENT  elects  to  terminate  this  lease  on 
account  of  the  default  by  LESSEE  of  any  of  the  terms  and  conditions  hereof, 
no  adjustments  in  advance  rentals  paid  by  LESSEE  shall  be  made,  and  the 
GOVERNMENT  shall  be  entitled  to  recover  and  the  LESSEE  shall  pay  to 
the  GOVERNMENT: 

(a)  The  reasonable  costs  incurred  in  resuming  possession  of  the  Leased 
Property, 

(b)  The  reasonable  costs  incurred  in  performing  any  obligations  on  the 
part  of  LESSEE  to  be  performed  hereunder  by  GOVERNMENT. 

(2)  Provided,  however,  that  the  GOVERNMENT  may  elect  to  terminate 
hereunder, 

(a)  In  the  case  of  default  for  nonpayment  of  rent  only  after  receipt  by 
the  LESSEE  of  notice  of  such  default  and  failure  to  cure  within  ninety 
(90)  calendar  days  thereafter,  and 
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(b)  In  the  case  of  default  for  the  violation  of  any  other  provision  of  this 
lease  only  after  receipt  by  the  LESSEE  of  notice  of  such  default  and 
failure  to  cure  within  thirty  (30)  calendar  days  thereafter  or  such 
additional  period  of  time  as  may  reasonably  be  required  to  effect  such 
cure. 

(3)  Any  termination  of  this  lease  shall  terminate  all  rights,  duties,  and 
obligations  between  the  parties  in  any  lease  or  rental  agreement,  except  as 
to  disposition  of  improvements  as  discussed  below. 

d.  Termination  for  Casualty: 

LESSEE  or  GOVERNMENT  shall  have  the  right  to  terminate  this  lease 
upon  thirty  (30)  days  written  notice  to  the  prospective  designated  agents  of  the 
parties  hereto  in  the  event  of  damage  to,  or  destruction  of  all  of  the 
improvements  on  the  Leased  Property  or  such  a  substantial  portion  thereof  as  to 
render  fifty  percent  (50%)  or  more  of  the  Leased  Property  actually  used  by  the 
LESSEE  for  its  operations  incapable  of  such  use,  but  only  if  (1)  the  Contracting 
Officer  has  not  within  sixty  (60)  days  of  such  damage  or  destruction  either 
authorized  or  directed  the  repair,  rebuilding,  or  replacement  of  the 
improvements,  or  made  provisions  for  payment  for  such  repair,  rebuilding,  or 
replacement  by  application  of  insurance  proceeds  or  otherwise,  or  (2)  the 
repairs,  rebuilding  or  replacement  cannot  reasonably  be  expected  to  be 
substantially  completed  within  six  (6)  months  of  the  damage  or  destruction,  and 
further  that  (3)  such  damage  or  destruction  was  not  occasioned  by  fault  or 
negligence  of  the  LESSEE  or  any  of  its  officers,  agents,  servants,  employees, 
licensees,  or  invitees,  or  by  any  failure  on  the  part  of  the  LESSEE  to  fully 
perform  its  obligations  under  this  lease. 

e.  Disposition  of  Improvements: 

In  the  event  of  termination  for  default  or  casualty,  all  major  improvements 

made  under  Article _ of  this  lease  shall  be  removed  by  the  LESSEE  within 

sixty  (60)  calendar  days  of  the  date  of  termination,  and  the  property  restored  to 
the  original  condition.  All  property  not  so  removed  shall  be  deemed  abandoned 
by  the  LESSEE  and  may  be  used  or  disposed  of  by  the  GOVERNMENT  in  any 
manner  whatsoever  without  any  liability  to  account  to  LESSEE,  but  such 
abandonment  shall  not  reduce  the  obligation  of  the  LESSEE  to  restore  the 
premises. 

8.  EXPIRATION:  Upon  expiration  of  this  lease,  the  GOVERNMENT  may,  at  its 
option: 


a.  Renew  the  provisions  of  this  lease; 

b.  Purchase  all  major  improvements,  if  then  so  authorized  and  funded;  or 
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c.  Require  the  LESSEE  to  remove,  within  sixty  (60)  days  of  the  date  of 
expiration,  all  improvements,  and  to  restore  the  property  to  its  original 
condition.  All  property  not  so  removed  shall  be  deemed  abandoned  by  the 
LESSEE  and  may  be  used  or  disposed  of  by  the  GOVERNMENT  in  any  manner 
whatsoever  without  any  liability  to  account  to  LESSEE,  but  such  abandonment 
shall  not  reduce  the  obligation  of  the  LESSEE  to  restore  the  premises. 

9.  CONSTRUCTION  OF  IMPROVEMENTS,  INSTALLATIONS,  ALTERATIONS 
AND  REMOVAL: 

a.  During  the  term  of  this  lease,  LESSEE  shall,  at  its  own  expense,  construct, 
erect,  place,  install  and  maintain  a  building  or  buildings  and  other  structures 

and  improvements  on  the  leased  property  as  described  in  Exhibits _ and _ 

attached  hereto  and  by  this  reference  made  a  part  hereof.  Said  improvements 

shall  be  constructed  pursuant  to  and  in  accordance  with  Exhibits _ and _ , 

and  unless  any  delay  is  due  to  causes  beyond  the  control  and  without  fault  or 
negligence  of  the  LESSEE  and/or  those  engaged  in  the  construction  of  the 
facilities,  failure  of  the  LESSEE  to  construct  such  improvements  in  accordance 

with  said  Exhibits _ and _ shall  constitute  a  default  of  the  Lease.  In  such 

instance,  LESSEE  and  its  sureties  shall  be  liable  to  pay  to  the  GOVERNMENT 
as  liquidated  damages,  the  sum  of  $1,080.00  for  each  day  of  delay. 

Further,  the  GOVERNMENT,  at  its  option  may  terminate  this  lease  at  no 
liability  or  cost  to  the  GOVERNMENT.  No  other  buildings,  structures  and 
improvements  shall  be  constructed,  erected  or  installed  on  the  premises  nor 
shall  any  permitted  building,  structure  and  other  improvements  be  materially 
altered  without  the  express  written  permission  of  the  GOVERNMENT. 

b.  During  the  term  of  this  lease,  LESSEE  shall  have  the  right  at  its  own 
expense,  to  install  such  of  its  own  machinery  and  equipment,  to  make  such 
minor  improvements  and  additions  and  to  attach  such  removable  fixtures  in  or 
upon  the  Leased  Property  as  may  be  necessary  for  its  use  of  the  Leased  Property 
pursuant  to  this  Lease,  and  to  remove  same  sometime  prior  to  the  expiration  or 
termination  of  this  lease,  provided,  that  in  the  event  of  termination  by  the 
GOVERNMENT  upon  less  than  thirty  (30)  days  notice  LESSEE  may  remove 
such  items  within  thirty  (30)  days  from  the  receipt  of  notice  of  termination. 

10.  PAYMENT  AND  PERFORMANCE  BONDS: 

(insert) 

11.  APPLICABLE  CODES  AND  ORDINANCES: 

a.  The  LESSEE,  as  part  of  the  rental  consideration,  agrees  to  comply  with  all 
codes  and  ordinances  applicable  to  the  ownership  and  operation  of  land  and 
buildings  associated  with  the  lease,  and  at  its  own  expense,  to  obtain  all 
required  permits  and  related  items. 
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b.  LESSEE  agrees  that  at  or  prior  to  submission  of  any  plats,  plans, 
specifications  or  applications  for  permit  with  respect  to  compliance  with 
applicable  codes,  laws  and  regulations,  LESSEE  shall  provide 
GOVERNMENT’S  designated  representative  with  a  copy  of  each  such 
submission.  In  addition,  LESSEE  shall  provide  GOVERNMENT’S  designated 
representative  a  complete  copy  of  any  approved  plats,  plans,  specifications  and 
permits. 

12.  DESIGN  SUBMITTALS:  The  LESSEE  shall  provide  to  the  Contracting  Officer 
within  60  calendar  days  after  lease  award,  15  copies  of  all  final  construction  drawings 
and  planning  documents,  plus  one  reproducible  set  of  all  drawings  and  five  copies  of 
design  calculation  submitted  to  all  applicable  permitting  agencies  for  review.  These 
submittals  must  meet  the  requirements  of  the  RFP  and  comply  with  all  applicable 
provisions  contained  in  appropriate  codes  and  ordinances  for  which  consistency 
reviews  and  approvals  are  required. 

13.  ACCEPTANCE: 

a.  Certificate  of  Acceptance 

Upon  completion  of  the  facility,  the  LESSEE  shall  provide  written 
notification  to  the  Contracting  Officer  or  his  representative.  The  notification 
shall  be  accompanied  by  an  occupancy  permit  issued  by  the  appropriate  local 
Government  agency.  A  joint  physical  survey  and  inspection  report  of  each  part 
of  the  work  to  be  accepted  by  the  GOVERNMENT  shall  be  made  prior  to  initial 
occupancy,  reflecting  the  then  physical  condition.  Upon  determination  by  the 
Government’s  representative  that  such  facilities  are  in  compliance  with  the 
terms  and  provisions  of  this  lease  contract,  the  GOVERNMENT  will  issue  a 
Certificate  of  Acceptance. 

b.  Deficiencies. 

Should  the  facilities  not  be  in  compliance  with  this  contract,  a  list  of 
deficiencies  will  be  made  by  the  GOVERNMENT  and  promptly  given  to  the 
LESSEE.  The  LESSEE  shall  promptly  correct  such  deficiencies  before  the 
GOVERNMENT  issues  a  Certificate  of  Acceptance  and  the  space  is  occupied. 

14.  INSPECTION  OF  PREMISES:  At  all  times  during  any  construction, 
remodeling,  or  renovation  work,  the  facility,  upon  reasonable  and  proper  notice,  must 
be  accessible  for  inspection  by  the  Contracting  Officer  or  his  duly  authorized 
representatives  to  determine  whether  the  essential  requirements  of  the  lease  are 
met. 

15.  REVIEWS  PRIOR  TO  CONSTRUCTION:  Construction  is  not  to  commence 
until  the  GOVERNMENT  has  reviewed  the  final  construction  plans  and 
specifications  and  only  after  all  approvals  and  permits  have  been  secured  from 
appropriate  issuing  bodies.  The  GOVERNMENT  will  review  the  plans  and 
specifications  for  life-safety  criteria  only.  Such  review  does  not  constitute  approval 
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nor  acceptance  of  any  variations  from  the  RFP  or  from  the  proposal  unless  such 
variations  have  been  specifically  pointed  out  in  writing  by  the  LESSEE  and 
specifically  approved  in  writing  by  the  GOVERNMENT.  Piecemeal  submission 
normally  will  not  be  acceptable.  However,  to  expedite  project  development,  the 
GOVERNMENT  may  accept  a  submission  for  site  development,  and  if  found 
satisfactory,  allow  the  LESSEE  to  proceed  with  earthwork  and  other  elements  of  site 
development  while  the  construction  plans  and  specifications  for  total  work  are 
completed,  provided  site  preparation  work  permits  are  secured  from  local  review 
agencies.  Contract  completion  time  shall  include  adequate  time  for  GOVERNMENT 
review  of  drawings,  plans  and  specifications.  Normally,  the  GOVERNMENT  will  not 
require  more  than  30  days  for  review  of  the  construction  drawings,  plans,  and 
specifications  submissions  since  the  GOVERNMENT  will  be  guided  by  the  detailed 
review  and  approvals  issued  by  the  appropriate  public  review  agencies  and  since 
partial  reviews  are  not  contemplated,  except  possibly  for  site  development.  Time 
spent  by  the  GOVERNMENT  on  such  submissions  will  not  be  chargeable  against  the 
cited  30  days.  Final  construction  plans  and  specifications  found  to  be  not  in 
compliance  with  the  RFP  and  proposal  will  be  returned  to  the  LESSEE  for  correction 
and  resubmission.  Under  such  circumstances,  the  GOVERNMENT  shall  have  a 
15  day  review  period  adjusted  to  commence  upon  receipt  of  the  revised  submittals 
with  no  increase  in  the  total  contract  completion  date  provided. 

16.  CONSTRUCTION  SCHEDULE:  In  accordance  with  Exhibit _ hereto,  the 

LESSEE  shall  submit  a  complete  schedule  within  10  calendar  days  after  award  of  the 
lease. 

17.  CHANGES: 

a.  The  Contracting  Officer  may  at  any  time,  by  written  order,  and  without 
notice  to  the  sureties,  if  any,  make  changes  within  the  general  scope  of  this 
contract  in  any  one  or  more  of  the  following: 

( 1)  Description  of  services  to  be  performed. 

(2)  Time  of  performance  (i.e.,  hours  of  the  day,  days  of  the  week,  etc.). 

(3)  Place  of  performance  of  the  services. 

b.  If  any  such  change  causes  an  increase,  or  decrease  in  the  cost  of  performance 
under  this  lease,  whether  or  not  changed  by  the  order,  the  Contracting  Officer 
shall  modify  the  lease  by: 

(1)  Making  an  equitable  adjustment  in  the  rental  rate,  or 

(2)  Revising  the  delivery  schedule,  or 

(3)  Both. 

c.  The  LESSEE  must  submit  any  "proposal  for  adjustment”  (hereafter  referred 
to  as  proposal)  under  this  clause  within  30  days  from  the  receipt  of  written 
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order.  However,  if  the  Contracting  Officer  decides  that  the  facts  justify  it,  the 
Contracting  Officer  may  recei  ve  and  act  upon  a  proposal  submitted  before  final 
payment  of  the  contract. 

d.  Failure  to  agree  to  any  adjustment  shall  be  a  dispute  under  the  DISPUTES 

clause  (Article _ ).  However,  nothing  in  this  clause  shall  excuse  the  LESSEE 

from  proceeding  with  the  contract  as  changed. 

18.  TIME  EXTENSIONS  FOR  CONSTRUCTION:  The  lease  will  not  be  terminated 
nor  the  LESSEE  charged  with  liquidated  damages  when  the  delay  in  delivery  arises 
out  of  causes  beyond  the  control  and  without  the  fault  or  negligence  of  the  LESSEE. 
Howe\  v. ,  the  LESSEE  shall  notify  the  Contracting  Officer,  in  writing,  of  any  delay 
within  10  calendar  days  of  said  delay.  The  Contracting  Officer  shall  ascertain  the 
facts,  determine  the  extent  of  the  delay,  and  grant  a  time  extension  when  justified. 

19.  OFFICIALS  NOT  TO  BENEFIT:  No  member  of  or  delegate  to  Congress,  or 
resident  commissioner,  shall  be  admitted  to  any  share  or  part  of  this  lease,  or  to  any 
benefit  arising  from  it.  However,  this  clause  does  not  apply  to  this  lease  to  the  extent 
that  this  lease  is  made  with  a  corporation  for  the  corporation’s  general  benefit. 

20.  GRATUITIES 

a.  The  right  of  the  LESSEE  to  proceed  may  be  terminated  by  written  notice  if, 
after  notice  and  hearing,  the  agency  head  or  a  designee  determines  that  the 
LESSEE,  its  agent,  or  another  representative  — 

(1)  Offered  or  gave  a  gratuity  (e.g.,  an  entertainment  or  gift)  to  an  officer, 
official,  or  employee  of  the  GOVERNMENT;  and 

(2)  Intended,  by  the  gratuity,  to  obtain  a  contract  or  favorable  treatment 
under  a  contract. 

b.  The  facts  supporting  this  determination  may  be  reviewed  by  any  court 
having  lawful  jurisdiction. 


c.  If  this  lease  is  terminated  under  paragraph  (a)  above,  the  GOVERNMENT  is 
entitled  — 

(1)  To  pursue  the  the  same  remedies  as  in  a  breach  of  the  lease;  and 

(2)  In  addition  to  any  other  damages  provided  by  law,  to  exemplary 
damages  of  not  less  than  3  nor  more  than  10  times  the  cost  incurred  by  the 
LESSEE  in  giving  gratuities  to  the  person  concerned,  as  determined  by  the 
agency  head  or  a  designee. 
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d.  The  rights  and  remedies  of  the  Government  provided  in  this  clause  shall  not 
be  exclusive  and  are  in  addition  to  any  other  rights  and  remedies  provided  by 
law  or  under  this  lease. 

21.  COVENANT  AGAINST  CONTINGENT  FEES: 

a.  The  LESSEE  warrants  that  no  person  or  agency  has  been  employed  or 
retained  to  solicit  or  obtain  this  lease  upon  an  agreement  or  understanding  for  a 
contingent  fee,  except  a  bona  fide  employee  or  agency.  For  breach  or  violation  of 
this  warranty,  the  GOVERNMENT  shall  have  the  right  to  annual  this  lease 
without  liability  or,  in  its  discretion,  to  deduct  from  the  contract  price  or 
consideration,  or  otherwise  recover,  the  full  amount  of  the  contingent  fee. 

b.  "Bona  fide  agency,”  as  used  in  this  clause,  means  an  established  commercial 
or  selling  agency,  maintained  by  a  contractor  for  the  purpose  of  securing 
business,  that  neither  exerts  nor  proposes  to  exert  improper  influence  to  solicit 
or  obtain  GOVERNMENT  contracts  nor  holds  itself  out  as  being  able  to  obtain 
any  GOVERNMENT  contract  or  contracts  through  improper  influence. 

"Bona  fide  employee,”  as  used  in  this  clause,  means  a  person,  employed  by  a 
contractor  and  subject  to  the  contractor’s  supervision  and  control  as  to  time, 
place,  and  manner  of  performance,  who  neither  exerts  nor  proposes  to  exert 
improper  influence  to  solicit  or  obtain  GOVERNMENT  contracts  nor  holds  out 
as  being  able  to  obtain  any  GOVERNMENT  contract  or  contracts  through 
improper  influence. 

"Contingent  fee,”  as  used  in  this  clause,  means  any  commission,  percentage, 
brokerage,  or  other  fee  that  is  contingent  upon  the  success  that  a  person  or 
concern  has  in  securing  a  GOVERNMENT  contract. 

'Improper  influence,”  as  used  in  this  clause,  means  any  influence  that 
induces  or  tends  to  induce  a  Government  employee  or  officer  to  give 
consideration  or  to  act  regarding  a  GOVERNMENT  contract  on  a  ./  basis  other 
than  the  merits  of  the  matter. 

22.  ANTI-KICKBACK  PROCEDURES: 
a.  Definitions. 

"Kickback,”  as  used  in  this  clause,  means  any  money,  fee,  commission, 
credit,  gift,  gratuity,  thing  of  value,  or  compensation  of  any  kind  which  is 
provided,  directly  or  indirectly,  to  any  prime  Contractor,  prime  Contractor 
employee,  subcontractor,  or  subcontractor  employee  for  the  purpose  of 
improperly  obtaining  or  rewarding  favorable  treatment  in  connection  with  a 
prime  contract  or  in  connection  with  a  subcontract  relating  to  a  prime  contract. 

"Person,”  as  used  in  this  clause,  means  a  corporation,  partnership,  business 
association  of  any  kind,  trust,  joint-stock  company,  or  individual. 
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"Prime  contract,”  as  used  in  this  clause,  means  a  contract  or  contractual 
action  entered  into  by  the  United  States  for  the  purpose  of  obtaining  supplies, 
materials,  equipment,  or  services  of  any  kind. 

"Prime  Contractor  employee,”  as  used  in  this  clause,  means  any  officer, 
partner,  employee,  or  agent  of  a  prime  Contractor. 

"Subcontract,”  as  used  in  this  clause,  means  a  contract  or  contractual  action 
entered  into  by  a  prime  Contractor  or  subcontractor  for  the  purpose  of  obtaining 
supplies,  materials,  equipment,  or  services  of  any  kind  under  a  prime  contract. 

"Subcontractor,”  as  used  in  this  clause,  (1)  means  any  person,  other  than  the 
prime  Contractor,  who  offers  to  furnish  or  furnishes  any  supplies,  materials, 
equipment,  or  services  of  any  kind  under  a  prime  contract  or  a  subcontract 
entered  into  in  connection  with  such  prime  contract,  and  (2)  includes  any  person 
who  offers  to  furnish  or  furnishes  general  supplies  to  the  prime  Contractor  or  a 
higher  tier  subcontractor. 

"Subcontractor  employee,”  as  used  in  this  clause,  means  any  officer,  partner, 
employee,  or  agent  of  a  subcontractor. 

b.  The  Anti-Kickback  Act  of  1986  (41  U.S.C.  51-58)  (the  Act),  prohibits  any 
person  from  — 

( 1 )  Providing  or  attempting  to  provide  or  offering  to  provide  any  kickback; 

(2)  Soliciting,  accepting,  or  attempting  to  accept  any  kickback;  or 

(3)  Including,  directly  or  indirectly,  the  amount  of  any  kickback  in  the 
contract  price  charged  by  a  prime  Contractor  to  the  United  States  or  in  the 
contract  price  charged  by  a  subcontractor  to  a  prime  Contractor  or  higher 
tier  subcontractor. 

c.  (1)  The  LESSEE  shall  have  in  place  and  follow  reasonable  procedures 
designed  to  prevent  and  detect  possible  violations  described  in  paragraph  b 
of  this  clause  in  its  own  operations  and  direct  business  relationships. 

(2)  When  the  LESSEE  has  reasonable  grounds  to  believe  that  a  violation 
described  in  paragraph  b  of  this  clause  may  have  occurred,  the  LESSEE 
shall  promptly  report  in  writing  the  possible  violation.  Such  reports  shall  be 
made  to  the  inspector  general  of  the  contracting  agency,  the  head  of  the 
contracting  agency  if  the  agency  does  not  have  an  inspector  general,  or  the 
Department  of  Justice. 

(3)  The  LESSEE  shall  cooperate  fully  with  any  Federal  agency 
investigating  a  possible  violation  described  in  paragraph  (b)  of  this  clause. 
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(4)  Regardless  of  the  contract  tier  at  which  a  kickback  was  provided, 
accepted,  or  charged  under  the  contract  in  violation  of  paragraph  b  of  this 
clause,  the  Contracting  Officer  may  — 

(i)  Offset  the  amount  of  the  kickback  against  any  monies  owed  by  the 
United  States  under  this  contract  and/or 

(ii)  Direct  that  the  LESSEE  withhold  from  sums  owed  the  subcon¬ 
tractor,  the  amount  of  the  kickback.  The  Contracting  Officer  may  order 
that  monies  withheld  under  subdivision  c(4)(ii)  of  this  clause  be  paid 
over  to  the  GOVERNMENT  unless  the  GOVERNMENT  has  already 
offset  those  monies  under  subdivision  c(4)(i)  of  this  clause.  In  the  latter 
case,  the  Contractor  shall  notify  the  Contracting  office  when  the  monies 
are  withheld. 

(5)  The  LESSEE  agrees  to  incorporate  the  substance  of  this  clause, 
including  this  subparagraph  c(5),  in  all  subcontracts  under  this  contract. 

23.  EXAMINATION  OF  RECORDS  BY  COMPTROLLER  GENERAL:. 

a.  This  clause  applies  if  this  contract  exceeds  $10,000  and  was  entered  into  by 
negotiation. 

b.  The  Comptroller  General  of  the  United  States  or  a  duly  authorized 
representative  from  the  General  Accounting  Office  shall,  until  3  years  after 
final  payment  under  this  contract  or  for  any  shorter  period  specified  in  Federal 
Acquisition  Regulation  (FAR)  Subpart  4.7,  Contractor  Records  Retention,  have 
access  to  and  the  right  to  examine  any  of  the  LESSEE’S  directly  pertinent 
books,  documents,  papers,  or  other  records  involving  transactions  related  to  this 
lease. 

c.  The  LESSEE  agrees  to  include  in  first-tier  subcontracts  under  this  lease  a 
clause  to  the  effect  that  the  Comptroller  General  or  a  duly  authorized 
representative  from  the  General  Accounting  Office  shall,  until  3  years  after 
final  payment  under  the  subcontract  or  for  any  shorter  period  specified  in  FAR 
Subpart  4.7,  have  access  to  and  the  right  to  examine  any  of  the  subcontractor’s 
directly  pertinent  books,  documents,  papers,  or  other  records  involving 
transactions  related  to  the  subcontract.  "Subcontract,”  as  used  in  this  clause, 
excludes  (1)  purchase  orders  not  exceeding  $10,000  and  (2)  subcontracts  or 
purchase  orders  for  public  utility  services  at  rates  established  to  apply 
uniformly  to  the  public,  plus  any  applicable  reasonable  connection  charge. 

d.  The  periods  of  access  and  examination  in  paragraphs  b  and  c  above  for 
records  relating  to  (1)  appeals  under  the  Disputes  clause,  (2)  litigation  or 
settlement  of  claims  arising  from  the  performance  of  this  contract,  or  (3)  costs 
and  expenses  of  this  contract  to  which  the  Comptroller  General  or  a  duly 
authorized  representative  from  the  General  Accounting  Office  has  taken 
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exception  shall  continue  until  such  appeals,  litigation,  claims,  or  exceptions  are 
disposed  of. 

24.  UTILIZATION  OF  SMALL  BUSINESS  CONCERNS  AND  SMALL 
DISADVANTAGED  BUSINESS  CONCERNS: 

a.  It  is  the  policy  of  the  United  States  that  small  business  concerns  and  small 
business  concerns  owned  and  controlled  by  socially  and  economically 
disadvantaged  individuals  shall  have  the  maximum  practicable  opportunity  to 
participate  in  performing  contracts  let  by  any  Federal  agency. 

b.  The  LESSEE  hereby  agrees  to  carry  out  this  policy  in  the  awarding  of 
subcontracts  to  the  fullest  extent  consistent  with  efficient  contract  performance. 
The  LESSEE  further  agrees  to  cooperate  in  any  studies  or  surveys  as  may  be 
conducted  by  the  United  States  Small  Business  Administration  or  the  awarding 
agency  of  the  United  States  as  may  be  necessary  to  determine  the  extent  of  the 
LESSEE’S  compliance  with  this  clause. 

c.  As  used  in  this  contract,  the  term  "small  business  concern”  shall  mean  a 
small  business  as  defined  pursuant  to  section  3  of  the  Small  Business  Act  and 
relevant  regulations  promulgated  pursuant  thereto.  The  term  "small  business 
concern  owned  and  controlled  by  socially  and  economically  disadvantaged 
individuals”  shall  mean  a  small  business  concern  — 

(1)  Which  is  at  least  51  percent  owned  by  one  or  more  socially  and 
economically  disadvantaged  individuals;  or,  in  the  case  of  any  publicly 
owned  business,  at  least  51  per  centum  of  the  stock  of  which  is  owned  by  one 
or  more  socially  and  economically  disadvantaged  individuals;  and 

(2)  Whose  management  and  daily  business  operations  are  controlled  by  one 
or  more  of  such  individuals. 

The  LESSEE  shall  presume  that  socially  and  economically  disadvantaged 
individuals  include  Black  Americans,  Hispanic  Americans,  Native 
Americans,  Asian-Pacific  Americans,  Asian-Indian  Americans  and  other 
minorities,  or  any  other  individual  found  to  be  disadvantaged  by  the 
Administration  pursuant  to  section  8(a)  of  the  Small  Business  Act. 

d.  LESSEE  acting  in  good  faith  may  rely  on  written  representations  by  their 
subcontractors  regarding  their  status  as  either  a  small  business  concern  or  a 
small  business  concern  owned  and  controlled  by  socially  and  economically 
disadvantaged  individuals. 

25.  SMALL  BUSINESS  AND  SMALL  DISADVANTAGED  BUSINESS  SUBCON¬ 
TRACTING  PLAN 

a.  This  clause  does  not  apply  to  small  business  concerns. 
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b.  "Commercial  product,”  as  used  in  this  clause,  means  a  product  in  regular 
production  that  is  sold  in  substantial  quantities  to  the  general  public  and/or 
industry  at  established  catalog  or  market  prices.  It  also  means  a  product  which, 
in  the  opinion  of  the  Contracting  Officer,  differs  only  insignificantly  from  the 
Contractor’s  commercial  product. 

"Subcontract,”  as  used  in  this  clause,  means  any  agreement  (other  than  one 
involving  an  employer-employee  relationship)  entered  into  by  a  Federal 
Government  prime  Contractor  or  subcontractor  calling  for  supplies  or  services 
required  for  performance  of  the  contract  or  subcontract. 

c.  The  offeror,  upon  request  by  the  Contracting  Officer,  shall  submit  and 
negotiate  a  subcontracting  plan,  where  applicable,  which  addresses  separately 
subcontracting  with  small  business  concerns  and  small  disadvantaged  business 
concerns  and  which  shall  be  included  in  and  made  a  part  of  the  resultant 
contract.  The  subcontracting  plan  shall  be  negotiated  within  the  time  specified 
by  the  Contracting  Officer.  Failure  to  submit  and  negotiate  the  subcontracting 
plan  shall  make  the  offeror  ineligible  for  award  of  a  contract. 

d.  The  offeror’s  subcontracting  plan  shall  include  the  following: 

(1)  Goals,  expressed  in  terms  of  percentages  of  total  planned  subcontracting 
dollars,  for  the  use  of  small  business  concerns  and  small  disadvantaged 
business  concerns  as  subcontractors.  The  offeror  shall  include  all 
subcontracts  that  contribute  to  contract  performance,  and  may  include  a 
proportionate  share  of  products  and  services  that  are  normally  allocated  as 
indirect  costs. 

(2)  A  statement  of — 

(i)  Total  dollars  planned  to  be  subcontracted; 

(ii)  Total  dollars  planned  to  be  subcontracted  to  small  business 
concerns;  and 

(iii)  Total  dollars  planned  to  be  subcontracted  to  small  disadvantaged 
business  concerns. 

(3)  A  description  of  the  principal  types  of  supplies  and  services  to  be 
subcontracted,  and  an  identification  of  the  types  planned  for  subcontracting 
to  — 


(i)  Small  business  concerns  and 

(ii)  Small  disadvantaged  business  concerns. 
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(4)  A  description  of  the  method  used  to  develop  the  subcontracting  goals  in 
(1) above. 

(5)  A  description  of  the  method  used  to  identify  potential  sources  for 
solicitation  purposes  (e.g.,  existing  company  source  lists,  the  Procurement 
Automated  Source  System  (PASS)  of  the  Small  Business  Administration, 
the  National  Minority  Purchasing  Council  Vendor  Information  Service,  the 
Research  and  Information  Division  of  the  Minority  Business  Development 
Agency  in  the  Department  of  Commerce,  or  smail  and  small  disadvantaged 
business  concerns  trade  associations). 

(6)  A  statement  as  to  whether  or  not  the  offeror  included  indirect  costs  in 
establishing  subcontracting  goals,  and  a  description  of  the  method  used  to 
determine  the  proportionate  share  of  indirect  costs  to  be  incurred  with  — 

(i)  Small  business  concerns  and 

(ii)  Small  disadvantaged  business  concerns. 

(7)  The  name  of  the  individual  employed  by  the  offeror  who  will  administer 
the  offeror’s  subcontracting  program,  and  a  description  of  the  duties  of  the 
individual. 

(8)  A  description  of  the  efforts  the  offeror  will  make  to  assure  that  small 
business  concerns  and  small  disadvantaged  business  concerns  have  an 
equitable  opportunity  to  compete  for  subcontracts. 

(9)  Assurances  that  the  offeror  will  include  the  clause  in  this  contract 
entitled  "Utilization  of  Small  Business  Concerns  and  Small  Disadvantaged 
Business  Concerns”  in  all  subcontracts  that  offer  further  subcontracting 
opportunities,  and  that  the  offeror  will  require  all  subcontractors  (except 
small  business  concerns)  who  receive  subcontracts  in  excess  of 
$500,000  ($1,000,000  for  construction  of  any  public  facility),  to  adopt  a  plan 
similar  to  the  plan  agreed  to  by  the  offeror. 

(10)  Assurances  that  the  offeror  will  (i)  cooperate  in  any  studies  or  surveys 
as  may  be  required,  (ii)  submit  periodic  reports  in  order  to  allow  the 
Government  to  determine  the  extent  of  compliance  by  the  offeror  with  the 
subcontracting  plan,  (iii)  submit  Standard  Form  (SF)  294,  Subcontracting 
Report  for  Individual  Contracts,  and/or  SF  295,  Summary  Subcontract 
Report,  in  accordance  with  the  instructions  on  the  forms,  and  (iv)  ensure 
that  ib»  subcontractors  agree  to  submit  Standard  Forms  294  and  295. 
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(11)  A  recitation  of  the  types  of  records  the  offeror  will  maintain  to 
demonstrate  procedures  that  have  been  adopted  to  comply  with  the 
requirements  and  goals  in  the  plan,  including  establishing  source  lists;  and 
a  description  of  its  efforts  to  locate  small  and  small  disadvantaged  business 
concerns  and  award  subcontracts  to  them.  The  records  shall  include  at  least 
the  following  (on  a  plant-wide  or  company-wide  basis,  unless  otherwise 
indicated): 

(i)  Source  lists,  guides,  and  other  data  that  identify  small  and  small 
disadvantaged  business  concerns. 

(ii)  Organizations  contacted  in  an  attempt  to  locate  sources  that  are 
small  or  small  disadvantaged  business  concerns. 

(iii)  Records  on  each  subcontract  solicitation  resulting  in  an  award  of 
more  than  $100,000,  indicating  (A)  whether  small  business  concerns 
were  solicited  and  if  not,  why  not,  (B)  whether  small  disadvantaged 
business  concerns  were  solicited  and  if  not,  why  not,  and  (C)  if 
applicable,  the  reason  award  was  not  made  to  a  small  business  concern. 

(iv)  Records  of  any  outreach  efforts  to  contact  (A)  trade  associations,  (B) 
business  development  organizations,  and  (C)  conferences  and  trade  fairs 
to  locate  small  and  small  disadvantaged  business  sources. 

(v)  Records  of  internal  guidance  and  encouragement  provided  to  buyers 
through  (A)  workshops,  seminars,  training,  etc.,  and  (B)  monitoring 
performance  to  evaluate  compliance  with  the  program’s  requirements. 

(vi)  On  a  contract-by-contract  basis,  records  to  support  award  data 
submitted  by  the  offeror  to  the  Government,  including  the  name, 
address,  and  business  size  of  each  subcontractor.  Contractors  having 
company  or  division-wide  annual  plans  need  not  comply  with  this 
requirement. 

e.  In  order  to  effectively  implement  this  plan  to  the  extent  consistent  with 
efficient  contract  performance,  the  Contractor  shall  perform  the  following 
functions: 

(1)  Assist  small  business  and  small  disadvantaged  business  concerns  by 
arranging  solicitations,  time  for  the  preparation  of  bids,  quantities, 
specifications,  and  delivery  schedules  so  as  to  facilitate  the  participation  by 
such  concerns.  Where  the  Contractor’s  lists  of  potential  small  business  and 
small  disadvantaged  subcontractors  are  excessively  long,  reasonable  effort 
shall  be  made  to  give  all  such  small  business  concerns  an  opportunity  to 
compete  over  a  period  of  time. 
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(2)  Provide  adequate  and  timely  consideration  of  the  potentialities  of  small 
business  and  small  disadvantaged  business  concerns  in  all  "make-or-buy” 
decisions. 

(3)  Counsel  and  discuss  subcontracting  opportunities  with  representatives 
of  small  and  small  disadvantaged  business  firms. 

f.  A  master  subcontracting  plan  on  a  plant  or  division-wide  basis  which 
contains  all  the  elements  required  by  d  above,  except  goals,  may  be  incorporated 
by  reference  as  a  part  of  the  subcontracting  plan  required  of  the  offeror  by  this 
clause;  provided ,  (1)  the  master  plan  has  been  approved,  (2)  the  offeror  provides 
copies  of  the  approved  master  plan  and  evidence  of  its  approval  to  the 
Contracting  Officer,  and  (3)  goals  and  any  deviations  from  the  master  plan 
deemed  necessary  by  the  Contracting  Officer  to  satisfy  the  requirements  of  this 
contract  are  set  forth  in  the  individual  subcontracting  plan. 

g.  (1)  If  a  commercial  product  is  offered,  the  subcontracting  plan  required  oy 
this  clause  may  relate  to  the  offeror’s  production  generally,  for  both  commercial 
and  noncommercial  products,  rather  than  solely  to  the  Government  contract.  In 
these  cases,  the  offeror  shall,  with  the  concurrence  of  the  Contracting  Officer, 
submit  one  company- wide  or  division-wide  annual  plan. 

(2)  The  annual  plan  shall  be  reviewed  for  approval  by  the  agency  awarding 
the  offeror  its  first  prime  contract  requiring  a  subcontracting  plan  during  the 
fiscal  year,  or  by  an  agency  satisfactory  to  the  Contracting  Officer. 

(3)  The  approved  plan  shall  remain  in  effect  during  the  offeror’s  fiscal  year 
for  all  of  the  offeror’s  commercial  products. 

h.  Prior  compliance  of  the  offeror  with  other  such  subcontracting  plans  under 
previous  contracts  will  be  considered  by  the  Contracting  Officer  in  determining 
the  responsibility  of  the  offeror  for  award  of  the  contract. 

i.  The  failure  of  the  Contractor  or  subcontractor  to  comply  in  good  faith  with 
(1)  the  clause  of  this  contract  entitled  "Utilization  of  Small  Business  Concerns 
and  Small  Disadvantaged  Business  Concerns,”  or  (2)  an  approved  plan  required 
by  this  clause,  shall  be  a  material  breach  of  the  contract. 

26.  UTILIZATION  OF  WOMEN-OWNED  SMALL  BUSINESSES: 

a.  "Women-owned  small  businesses,”  as  used  in  this  clause,  means  businesses 
that  are  at  least  51  percent  owned  by  women  who  are  United  States  citizens  and 
who  also  control  and  operate  the  business. 

"Control,”  as  used  in  this  clause,  means  exercising  the  power  to  make  policy 
decisions. 
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"Operate,”  as  used  in  this  clause,  means  being  actively  involved  in  the  day- 
to-day  management  of  the  business. 

b.  It  is  the  policy  of  the  United  States  that  women-owned  small  businesses 
shall  have  the  maximum  practicable  opportunity  to  participate  in  performing 
contracts  awarded  by  any  Federal  agency. 

c.  The  LESSEE  agrees  to  use  its  best  efforts  to  give  women-owned  small 
businesses  the  maximum  practicable  opportunity  to  participate  in  the 
subcontracts  it  awards  to  the  fullest  extent  consistent  with  the  efficient 
performance  of  its  contract. 

27.  EQUAL  OPPORTUNITY: 

a.  If,  during  any  12-month  period  (including  the  12  months  preceding  the 
award  of  this  contract),  the  LESSEE  has  been  or  is  awarded  nonexempt  Federal 
contracts  and/or  subcontracts  that  have  an  aggregate  value  in  excess  of  $10,000, 
the  Contractor  shall  comply  with  subparagraphs  b(l)  through  (11)  below.  Upon 
request,  the  LESSEE  shall  provide  information  necessary  to  determine  the 
applicability  of  this  clause. 

b.  During  performing  this  contract,  the  LESSEE  agrees  as  follows: 

(1)  The  LESSEE  shall  not  discriminate  against  any  employee  or  applicant 
for  employment  because  of  race,  color,  religion,  sex  or  national  origin. 

(2)  The  LESSEE  shall  take  affirmative  action  to  ensure  that  applicants  are 
employed,  and  that  employees  are  treated  during  employment,  without 
regard  to  their  race,  color,  religion,  sex,  or  national  origin.  This  shall 
include,  but  not  be  limited  to,  (i)  employment,  (ii)  upgrading,  (iii)  demotion, 
(iv)  transfer,  (v)  recruitment  or  recruitment  advertising,  (vi)  layoff  or 
termination,  (vii)  rates  of  pay  or  other  forms  of  compensation,  and 
(viii)  selection  for  training,  including  apprenticeship. 

(3)  The  LESSEE  shall  post  in  conspicuous  places  available  to  employees 
and  applicants  for  employment  the  notices  to  be  provided  by  the  Contracting 
Officer  that  explain  this  clause. 

(4)  The  LESSEE  shall,  in  all  solicitations  or  advertisement  for  employees 
placed  by  or  on  behalf  of  the  LESSEE,  state  that  all  qualified  applicants  will 
receive  consideration  for  employment  without  regard  to  race,  color,  religion, 
sex,  or  national  origin. 

(5)  The  LESSEE  shall  send,  to  each  labor  union  or  representative  of 
workers  with  which  it  has  a  collective  bargaining  agreement  or  other 
contract  or  understanding,  the  notice  to  be  provided  by  the  Contracting 
Officer  advising  the  labor  union  or  workers’  representative  of  the  LESSEE’S 
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commitments  under  this  clause,  and  post  copies  of  the  notice  in  conspicuous 
places  available  to  employees  and  applicants  for  employment. 

(6)  The  LESSEE  shall  comply  with  Executive  Order  11246,  as  amended, 
and  the  rules,  regulations,  and  orders  of  the  Secretary  of  Labor. 

(7)  The  LESSEE  shall  furnish  to  the  contracting  agency  all  information 
required  by  Executive  Order  11246,  as  amended,  and  by  the  rules, 
regulations,  and  orders  of  the  Secretary  of  Labor.  Standard  Form  100  (EEO- 
1),  or  any  successor  form,  is  the  prescribed  form  to  be  filed  within  30  days 
following  the  award,  unless  filed  within  12  months  preceding  the  date  of 
award. 

(8)  The  LESSEE  shall  permit  access  to  its  books,  records,  and  accounts  by 
the  contracting  agency  or  the  Office  of  Federal  Contract  Compliance 
Programs  (OFCCP)  for  the  purposes  of  investigation  to  ascertain  the 
LESSEE’S  compliance  with  the  applicable  rules,  regulations,  and  orders. 

(9)  If  the  OFCCP  determines  that  the  LESSEE  is  not  in  compliance  with 
this  clause  or  any  rule,  regulation,  or  order  of  the  Secretary  of  Labor,  this 
lease  may  be  canceled,  terminated,  or  suspended  in  whole  or  in  part  and  the 
LESSEE  may  be  declared  ineligible  for  further  Government  contracts,  under 
the  procedures  authorized  in  Executive  Order  11246,  as  amended.  In 
addition,  sanctions  may  be  imposed  and  remedies  invoked  against  the 
LESSEE  as  provided  in  Executive  Order  11246,  as  amended,  the  rules, 
regulations,  and  orders  of  the  Secretary  of  Labor,  or  as  otherwise  provided  by 
law. 

(10)  The  LESSEE  shall  include  the  terms  and  conditions  of  subpara¬ 
graph  b(l)  through  (11)  of  this  clause  in  every  subcontract  or  purchase  order 
that  is  not  exempted  by  the  rules,  regulations,  or  orders  of  the  Secretary  of 
Labor  issued  under  Executive  Order  11246,  as  amended,  so  that  these  terms 
and  conditions  will  be  binding  upon  each  subcontractor  or  vendor. 

(11)  The  LESSEE  shall  take  such  action  with  respect  to  any  subcontract  or 
purchase  order  as  the  contracting  agency  may  direct  as  a  means  of  enforcing 
these  terms  and  conditions,  including  sections  for  noncompliance;  provided, 
that  if  the  LESSEE  becomes  involved  in,  or  is  threatened  with,  litigation 
with  a  subcontractor  or  vendor  as  a  result  of  any  direction,  the  LESSEE  may 
request  the  United  States  to  enter  into  the  litigation  to  protect  the  interests 
of  the  United  States. 

c.  Notwithstanding  any  other  clause  in  this  contract,  disputes  relative  to  this 
clause  will  be  governed  by  the  procedures  in  41  CFR  60-1.1. 
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28.  AFFIRMATIVE  ACTION  FOR  SPECIAL  DISABLED  AND  VIETNAM  ERA 
VETERANS: 


a.  Definitions. 

"Appropriate  office  of  the  State  employment  service  system,”  as  used  in  this 
clause,  means  the  local  office  of  the  Federal-State  national  system  of  public 
employment  offices  assigned  to  serve  the  area  where  the  employment  opening  is 
to  be  filled,  including  the  District  of  Columbia,  Guam,  Puerto  Rico,  Virgin 
Islands,  American  Samoa,  and  the  Trust  Territory  of  the  Pacific  Islands. 

"Openings  that  the  LESSEE  proposes  to  fill  from  within  its  own 
organization,”  as  used  in  this  clause,  means  employment  openings  for  which  no 
one  outside  the  LESSEE’S  organization  (including  any  affiliates,  subsidiaries, 
and  the  parent  companies)  will  be  considered  and  includes  any  openings  that 
the  LESSEE  proposes  to  fill  from  regularly  established  "recall”  lists. 

"Openings  that  the  LESSEE  proposes  to  fill  under  a  customary  and 
traditional  employer-union  hiring  arrangement,”  as  used  in  this  clause,  means 
employment  openings  that  the  LESSEE  proposes  to  fill  from  union  halls,  under 
their  customary  and  traditional  employer-union  hiring  relationship. 

"Suitable  employment  openings,”  as  used  in  this  clause  — 

(1)  Includes,  but  is  not  limited  to,  openings  that  occur  in  jobs  categorized 
as  — 

(i)  Production  and  nonproduction; 

(ii)  Plant  and  office; 

(iii)  Laborers  and  mechanics; 

(iv)  Supervisory  and  nonsupervisory; 

(v)  Technical,  and 

(vi)  Executive,  administrative,  and  professional  positions  compensated 

on  a  salary  basis  of  less  than  $25,000  a  year;  and 

(2)  Includes  full-time  employment,  temporary  employment  of  over  3  days, 
and  part-time  employment,  but  not  openings  that  the  LESSEE  proposes  to 
fill  from  within  its  own  organization  or  under  a  customary  and  traditional 
employer-union  hiring  arrangement,  nor  openings  in  an  educational 
institution  that  are  restricted  to  students  of  that  institution. 

b.  General. 

(1)  Regarding  any  position  for  which  the  employee  or  applicant  for 
employment  is  qualified,  the  LESSEE  shall  not  discriminate  against  the 
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individual  because  the  individual  is  a  special  disabled  or  Vietnam  Era 
veteran.  The  LESSEE  agrees  to  take  affirmative  action  to  employ,  advance 
in  employment,  and  otherwise  treat  qualified  special  disabled  and  Vietnam 
Era  veterans  without  discrimination  based  upon  their  disability  or  veterans’ 
status  in  all  employment  practices  such  as  — 

(i)  Employment; 

(ii)  Upgrading; 

(iii)  Demotion  or  transfer; 
fiv)  Recruitment; 

(v)  Advertising; 

(vi)  Layoff  or  termination; 

(vii)  Rates  of  pay  or  other  forms  of  compensation;  and 

(viii)  Selection  for  training,  including  apprenticeship. 

(2)  The  LESSEE  agrees  to  comply  with  the  rules,  regulations,  and  relevant 
orders  of  the  Secretary  of  Labor  (Secretary)  issued  under  the  Vietnam  Era 
Veterans’  Readjustment  Assistance  Act  of  1972  (the  Act),  as  amended. 

c.  Listing  openings. 

(1)  The  LESSEE  agrees  to  list  all  suitable  employment  openings  existing  at 
lease  award  or  occurring  during  contract  performance,  at  an  appropriate 
office  of  the  State  employment  service  system  in  the  locality  where  the 
opening  occurs.  These  openings  include  those  occurring  at  any  LESSEE 
facility,  including  one  not  connected  with  performing  this  contract.  An 
independent  corporate  affiliate  is  exempt  from  this  requirements. 

(2)  State  and  local  government  agencies  holding  Federal  contracts  of 
$10,000  or  more  shall  also  list  all  their  suitable  openings  with  the 
appropriate  office  of  the  State  employment  service. 

(3)  The  listing  of  suitable  employment  openings  with  the  State  employment 
service  system  is  required  at  least  concurrently  with  using  any  other 
recruitment  source  or  effort  and  involves  the  obligations  of  placing  a  bona 
fide  job  order,  including  accepting  referrals  of  veterans  and  nonveterans. 
This  listing  does  not  require  hiring  any  part’  jular  job  applicant  or  hiring 
from  any  particular  group  of  job  applicants  and  is  not  intended  to  relieve  the 
LESSEE  from  any  requirements  of  Executive  orders  or  regulations 
concerning  nondiscrimination  in  employment. 

(4)  Whenever  the  LESSEE  becomes  contractually  bound  to  the  listing 
terms  of  this  clause,  it  shall  advise  the  State  employment  service  system,  in 
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each  State  where  it  has  establishments,  of  the  name  and  location  in  the 
State.  As  long  as  the  LESSEE  is  contractually  bound  to  these  terms  and  has 
so  advised  the  State  system,  it  need  not  advise  the  State  system  of 
subsequent  contracts.  The  LESSEE  may  advise  the  State  system  when  it  is 
no  longer  bound  by  this  contract  clause. 

(5)  Under  the  most  compelling  circumstances,  an  employment  opening  may 
not  be  suitable  for  listing,  including  situations  when  (i)  the  Government’s 
needs  cannot  reasonably  be  supplied,  (ii)  listing  would  be  contrary  to 
national  security,  or  (iii)  the  requirement  of  listing  would  not  be  in  the 
Government’s  interest. 

d.  Applicability 

(1)  This  clause  does  not  apply  to  the  listing  of  employment  openings  which 
occur  and  are  filled  outside  the  50  states,  the  District  of  Columbia,  Puerto 
Rico,  Guam,  Virgin  Islands,  American  Samoa,  and  the  Trust  Territory  of  the 
Pacific  Islands. 

(2)  The  terms  of  paragraph  c  above  of  this  clause  do  not  apply  to  openings 
that  the  LESSEE  proposes  to  fill  from  within  its  own  organization  or  under  a 
customary  and  traditional  employer-union  hiring  arrangement.  This 
exclusion  does  not  apply  to  a  particular  opening  once  an  employer  decides  to 
consider  applicants  outside  of  its  own  organization  or  employer-union 
arrangement  for  that  opening. 

e.  Postings 

(1)  The  LESSEE  agrees  to  post  employment  notices  stating  (i)  the 
LESSEE’S  obligation  under  the  law  to  take  affirmative  action  to  employ  and 
advance  in  employment  qualified  special  disabled  veterans  and  veterans  of 
the  Vietnam  era,  and  (ii)  the  rights  of  applicants  and  employees. 

(2)  These  notices  shall  be  posted  in  conspicuous  places  that  are  available  to 
employees  and  applicants  for  employment.  They  shall  be  in  a  form 
prescribed  by  the  Director,  Office  of  Federal  Contract  Compliance  Programs, 
Department  of  Labor  (Director),  and  provided  by  or  through  the  Contracting 
Officer. 

(3)  The  LESSEE  shall  notify  each  labor  union  or  representative  of  workers 
with  which  it  has  a  collective  bargaining  agreement  or  other  contract 
understanding,  that  the  LESSEE  is  bound  by  the  terms  of  the  Act,  and  is 
committed  to  take  affirmative  action  to  employ,  and  advance  in 
employment,  qualified  special  disabled  and  Vietnam  Era  veterans. 

f.  Noncompliance.  If  the  LESSEE  does  not  comply  with  the  requirements  of 
this  clause,  appropriate  actions  may  be  taken  under  the  rules,  regulations,  and 
relevant  orders  of  the  Secretary  issued  pursuant  to  the  Act. 
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g.  Subcontracts.  The  LESSEE  shall  include  the  terms  of  this  clause  in  every 
subcontract  or  purchase  order  of  $10,000  or  more  unless  exempted  by  rules, 
regulations,  or  orders  of  the  Secretary.  The  LESSEE  shall  act  as  specified  by 
the  Director  to  enforce  the  terms,  including  action  for  noncompliance. 

29.  AFFIRMATIVE  ACTION  FOR  HANDICAPPED  WORKERS: 

a.  General 

(1)  Regarding  any  position  for  which  the  employee  or  applicant  for 
employment  is  qualified,  the  LESSEE  shall  not  discriminate  against  any 
employee  or  applicant  because  of  physical  or  mental  handicap.  The  LESSEE 
agrees  to  take  affirmative  action  to  employ,  advance  in  employment,  and 
otherwise  treat  qualified  handicapped  individuals  without  discrimination 
based  upon  their  physical  or  mental  handicap  in  all  employment  practices 
such  as  — 

(i)  Employment; 

(ii)  Upgrading; 

(iii)  Demotion  or  transfer; 

(iv)  Recruitment; 

(v)  Advertising; 

(vi)  Layoff  or  termination; 

(vii)  Rates  of  pay  or  other  forms  of  compensation;  and 
(viii)  Selection  for  training,  including  apprenticeship. 

(2)  The  LESSEE  agrees  to  comply  with  the  rules,  regulations,  and  relevant 
orders  of  the  Secretary  of  Labor  (Secretary)  issued  under  the  Rehabilitation 
Act  of  1973  (29  U.S.C.  793)  (the  Act),  as  amended. 

b.  Postings 

(1)  The  LESSEE  agrees  to  post  employment  notices  stating  (i)  the 
LESSEE’S  obligation  under  the  law  to  take  affirmative  action  to  employ  and 
advance  in  employment  qualified  handicapped  individuals  and  (ii)  the  rights 
of  applicants  and  employees. 

(2)  These  notices  shall  be  posted  in  conspicuous  places  that  are  available  to 
employees  and  applicants  for  employment.  They  shall  be  in  a  form 
prescribed  by  the  Director,  Office  of  Federal  Contract  Compliance  Programs, 
Department  of  Labor  (Director),  and  provided  by  or  through  the  Contracting 
Officer. 


g.  Subcontracts.  The  LESSEE  shall  include  the  terms  of  this  clause  in  every 
subcontract  or  purchase  order  of  $10,000  or  more  unless  exempted  by  rules, 
regulations,  or  orders  of  the  Secretary.  The  LESSEE  shall  act  as  specified  by 
the  Director  to  enforce  the  terms,  including  action  for  noncompliance. 

29.  AFFIRMATIVE  ACTION  FOR  HANDICAPPED  WORKERS: 

a.  General 

(1)  Regarding  any  position  for  which  the  employee  or  applicant  for 
employment  is  qualified,  the  LESSEE  shall  not  discriminate  against  any 
employee  or  applicant  because  of  physical  or  mental  handicap.  The  LESSEE 
agrees  to  take  affirmative  action  to  employ,  advance  in  employment,  and 
otherwise  treat  qualified  handicapped  individuals  without  discrimination 
based  upon  their  physical  or  mental  handicap  in  all  employment  practices 
such  as  — 

(i)  Employment; 

(ii)  Upgrading; 

(iii)  Demotion  or  transfer; 

(iv)  Recruitment; 

(v)  Advertising; 

(vi)  Layoff  or  termination; 

(vii)  Rates  of  pay  or  other  forms  of  compensation;  and 
(viii)  Selection  for  training,  including  apprenticeship. 

(2)  The  LESSEE  agrees  to  comply  with  the  rules,  regulations,  and  relevant 
orders  of  the  Secretary  of  Labor  (Secretary)  issued  under  the  Rehabilitation 
Act  of  1973  (29  U.S.C.  793)  (the  Act),  as  amended. 

b.  Postings 

(1)  The  LESSEE  agrees  to  post  employment  notices  stating  (i)  the 
LESSEE’S  obligation  under  the  law  to  take  affirmative  action  to  employ  and 
advance  in  employment  qualified  handicapped  individuals  and  (ii)  the  rights 
of  applicants  and  employees. 

(2)  These  notices  shall  be  posted  in  conspicuous  places  that  are  available  to 
employees  and  applicants  for  employment.  They  shall  be  in  a  form 
prescribed  by  the  Director,  Office  of  Federal  Contract  Compliance  Programs, 
Department  of  Labor  (Director),  and  provided  by  or  through  the  Contracting 
Officer. 
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(3)  The  LESSEE  shall  notify  each  labor  union  or  representative  of  workers 
with  which  it  has  a  collective  bargaining  agreement  or  other  contract 
understanding,  that  the  LESSEE  is  bound  by  the  terms  of  Section  503  of  the 
Act  and  is  committed  to  take  affirmative  action  to  employ,  and  advance  in 
employment,  qualified  physically  and  mentally  handicapped  individuals. 

c.  Noncompliance.  If  the  LESSEE  does  not  comply  with  the  requirements  of 
this  clause,  appropriate  actions  may  be  taken  under  the  rules,  regulations,  and 
relevant  orders  of  the  Secretary  issued  pursuant  to  the  Act. 

d.  Subcontracts.  The  LESSEE  shall  include  the  terms  of  this  clause  in  every 
subcontract  or  purchase  order  in  excess  of  $2,500  unless  exempted  by  rules, 
regulations,  or  orders  of  the  Secretary.  The  Contractor  shall  act  as  specified  by 
the  Director  to  enforce  the  terms,  including  action  for  noncompliance. 

30.  EMPLOYMENT  REPORTS  ON  SPECIAL  DISABLED  VETERANS  AND 
VETERANS  OF  THE  VIETNAM  ERA: 

a.  The  LESSEE  agrees  to  report  at  least  annually  as  required  by  the  Secretary 
of  Labor,  on 

(1)  The  number  of  special  disabled  veterans  and  the  number  of  veterans  of 
the  V  mam  Era  in  the  work  force  of  the  contractor  by  category  and  hiring 
location,  and 

(2)  The  total  number  of  new  employees  hired  during  the  period  covered  by 
the  report  and  of  that  total  the  number  of  special  disabled  veterans  and  the 
number  of  veterans  of  the  Vietnam  era. 

b.  The  above  items  shall  be  reported  by  completing  the  form  entitled  "Federal 
Contractor  Veterans’  Employment  Report  VETS-100.”  Computer-generated 
forms  are  acceptable  provided  that  all  required  information  and  data  are 
presented  in  the  same  format  as  the  VETS-100  form. 

c.  Reports  shall  be  submitted  no  later  than  March  31  of  each  year  beginning 
March  31, 1989. 

d.  The  employment  activity  report  required  by  paragraph  a. (2)  of  this  clause 
shall  reflect  total  hires  during  the  recent  12  month  period  as  of  the  ending  date 
selected  for  the  employment  profile  report  required  by  paragraph  a(  1)  of  this 
clause.  LESSEE  may  select  an  ending  date: 

(1)  as  of  the  end  of  any  pay  period  during  the  period  January  thro  gh 
March  1st  of  the  year  the  report  is  due,  or 

(2)  as  of  December  31,  if  the  LESSEE  has  previous  written  approval  from 
the  Equal  Opportunity  Commission  to  do  so  for  purpose  of  submitting  the 
Employer  Information  Report  EEO-1  (Standard  Form  100). 
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e.  The  count  of  veterans  reported  according  to  paragraph  a  above  shall  be 
based  on  voluntary  disclosure.  Each  LESSEE  subject  to  the  reporting 
requirements  at  38  USC  2012(d)  shall  invite  all  special  disabled  veterans  and 
veterans  of  the  Vietnam  Era  who  wish  to  benefit  under  the  affirmative  action 
program  at  38  USC  2012  to  identify  themselves  to  the  LESSEE.  The  invitation 
shall  state  that  the  information  is  voluntarily  provided,  that  the  information 
will  be  kept  confidential,  that  disclosure  or  refusal  to  provide  the  information 
will  not  subject  the  applicant  or  employee  to  any  adverse  treatment,  and  that 
the  information  will  be  used  only  in  accordance  with  the  regulations 
promulgated  under  38  USC  2012.  Nothing  in  this  paragraph  e  shall  preclude 
an  employee  from  informing  a  LESSEE  at  a  future  time  of  his  or  her  desire  to 
benefit  from  this  program.  Nothing  in  this  paragraph  shall  relieve  a  LESSEE 
from  liability  for  discrimination  under  38  USC  2012. 

f.  The  LESSEE  shall  include  the  terms  of  this  clause  in  every  subcontract  or 
purchase  order  of  $10,000  or  more  unless  exempted  by  rules,  regulations  or 
orders  of  the  Secretary  of  Labor. 

31.  CLEAN  AIR  AND  WATER: 
a.  Definitions 

"Air  Act,”  as  used  in  this  clause,  means  the  Clean  Air  Act  (42  U.S.C.  7401  et 
seq.). 

"Clean  air  standards,”  as  used  in  this  clause,  means  — 

(1)  Any  enforceable  rules,  regulations,  guidelines,  standards,  limitations, 
orders,  controls,  prohibitions,  work  practices,  or  other  requirements 
contained  in,  issued  under,  or  otherwise  adopted  under  the  Air  Act  or 
Executive  Order  11738; 

(2)  An  applicable  implementation  plan  as  described  in  section  110(d)  of  the 
Air  Act  (42  U.S.C.  7410(d)); 

(3)  An  approved  implementation  procedure  or  plan  under  section  111(c)  or 
section  111(d)  of  the  Air  Act  (42  U.S.C.  7411(c)  or  (d));  or 

(4)  An  approved  implementation  procedure  under  section  112(d)  of  the  Air 
Act  (42  U.S.C.  7412(d)). 

"Clean  water  standards,”  as  used  in  this  clause,  means  any  enforceable 
limitation,  mtrol,  condition,  prohibition,  standard,  or  other  requirement 
promulgated  under  the  Water  Act  or  contained  in  a  permit  issued  to  a 
discharger  by  the  Environmental  Protection  Agency  or  by  a  State  under  an 
approved  program,  as  authorized  by  section  402  of  the  Water  Act  (33  U.S.C. 
1342),  or  by  l^cal  government  to  ensure  compliance  with  pretreatment 
regulations  as  required  by  section  307  of  the  Water  Act  (33  U.S.C.  1317). 
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"Compliance,”  as  used  in  this  clause,  means  compliance  with  — 

( 1 )  Clean  air  or  water  standards;  or 

(2)  A  schedule  or  plan  ordered  or  approved  by  a  court  of  competent 
jurisdiction,  the  Environmental  Protection  Agency,  or  an  air  or  water 
pollution  control  agency  under  the  requirements  of  the  Air  Act  or  Water  Act 
and  related  regulations. 

"Facility,”  as  used  in  this  clause,  means  any  building,  plant,  installation, 
structure,  mine,  vessel  or  other  floating  craft,  location,  or  site  of  operations, 
owned,  leased,  or  supervised  by  a  Contractor  or  subcontractor,  used  in  the 
performance  of  a  contract  or  subcontract.  When  a  location  or  site  of  operations 
includes  more  than  one  building,  plant,  installation,  or  structure,  the  entire 
location  or  site  shall  be  deemed  a  facility  except  when  the  Administrator,  or  a 
designee,  of  the  Environmental  Protection  Agency,  determines  that 
independent  facilities  are  colocated  in  one  geographical  area. 

"Water  Act,”  as  used  in  this  clause,  means  Clean  Water  Act  (33  U.S.C.  1251 
et  seq.). 

b.  The  LESSEE  agrees  — 

(1)  To  comply  with  all  the  requirements  of  section  114  of  the  Clean  Air  Act 
(42  U.S.C.  7414)  and  section  308  of  the  Clean  Water  Act  (33  U.S.C.  1318) 
relating  to  inspection,  monitoring,  entry,  reports,  and  information,  as  well 
as  other  requirements  specified  in  section  114  and  section  308  of  the  Air  Act 
and  the  Water  Act,  and  all  regulations  and  guidelines  issued  to  implement 
those  acts  before  the  award  of  this  contract; 

(2)  That  no  portion  of  the  work  required  by  this  prime  contract  will  be 
performed  in  a  facility  listed  on  the  Environmental  Protection  Agency  List 
of  Violating  Facilities  on  the  date  when  this  contract  was  awarded  unless 
and  until  the  EPA  eliminates  the  name  of  the  facility  from  the  listing; 

(3)  To  use  best  efforts  to  comply  with  clean  air  standards  and  clean  water 
standards  at  the  facility  in  which  the  contract  is  being  performed;  and 

(4)  To  insert  the  substance  of  this  clause  into  any  nonexempt  subcontract, 
including  this  subparagraph. 

32.  ASSIGNMENT  OF  CLAIMS: 

a.  The  LESSEE,  under  the  Assignment  of  Claims  Act,  as  amended,  31  U.S.C. 
203,  41  U.S.C.  15  (hereafter  referred  to  as  "the  Act”)  may  assign  its  rights  to  be 
paid  amounts  due  or  to  become  due  as  a  result  of  the  performance  of  this 
contract  to  a  bank,  trust  company,  or  other  financing  institution,  including  any 
Federal  lending  agency.  The  assignee  under  such  an  assignment  may 
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thereafter  further  assign  or  reassign  its  right  under  the  original  assignment  to 
any  type  of  financing  institution  described  in  the  preceding  sentence. 

b.  Any  assignment  or  reassignment  authorized  under  the  Act  and  this  clause 
shall  cover  all  unpaid  amounts  payable  under  this  contract,  and  shall  not  be 
made  to  more  than  one  party,  except  that  an  assignment  or  reassignment  may 
be  made  to  one  party  as  agent  or  trustee  for  two  or  more  parties  participating  in 
the  financing  of  this  contract. 

c.  The  LESSEE  shall  not  furnish  or  disclose  to  any  assignee  under  this  lease 
any  classified  document  (including  this  contract)  or  information  related  to  work 
under  this  lease  until  the  Contracting  Officer  authorizes  such  action  in  writing. 

33.  DISPLAY  ADVERTISING:  Since  the  facility  is  solely  for  Government  use,  no 
advertising  matter  shall  be  constructed  on  or  over  the  facility  unless  authorized  by 
the  Contracting  Officer. 

34.  DISPUTES: 

a.  This  lease  is  subject  to  the  Contract  Disputes  Act  of  1978  (41  U.S.C.  601-613) 
(the  Act). 

b.  Except  as  provided  in  the  Act,  all  disputes  arising  under  or  relating  to  this 
lease  shall  be  resolved  under  this  clause. 

c.  "Claim,”  as  used  in  this  clause,  means  a  written  demand  or  written  assertion 
by  one  of  the  contracting  parties  seeking,  as  a  matter  of  right,  the  payment  of 
money  in  a  sum  certain,  the  adjustment  or  interpretation  of  lease  terms,  or 
other  relief  arising  under  or  relating  to  this  lease.  A  claim  arising  under  a 
lease,  unlike  a  claim  relating  to  that  lease,  is  a  claim  that  can  be  resolved  under 
a  lease  clause  that  provides  for  the  relief  sought  by  the  claimant.  However,  a 
written  demand  or  written  assertion  by  the  Contractor  seeking  the  payment  of 
money  exceeding  $50,000  is  not  a  claim  under  the  Act  until  certified  as  required 
by  subparagraph  d(2)  below.  A  voucher,  invoice,  or  other  routine  request  for 
payment  that  is  not  in  dispute  when  submitted  is  not  a  claim  under  the  Act. 
The  submission  may  be  converted  to  a  claim  under  the  Act,  by  complying  with 
the  submission  and  certification  requirements  of  this  clause,  if  it  is  disputed 
either  as  to  liability  or  amount  or  is  not  acted  upon  in  a  reasonable  time. 

d.  (1)  A  claim  by  the  LESSEE  shall  be  made  in  writing  and  submitted  to  the 
Contracting  Officer  for  a  written  decision.  A  claim  by  the  GOVERNMENT 
against  the  LESSEE  shall  be  subject  to  a  written  decision  by  the  C  "infracting 
Officer. 

(2)  For  Contractor  claims  exceeding  $50,000,  the  Contractor  shall  submit 
with  the  claim  a  certification  that  — 

(i)  The  claim  is  made  in  good  faith; 
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(ii)  Supporting  data  are  accurate  and  complete  to  the  best  of  the 
LESSEE’S  knowledge  and  belief;  and 

(iii)  The  amount  requested  accurately  reflects  the  contract  adjustment 
for  which  the  LESSEE  believes  the  GOVERNMENT  is  liable. 

(3)  (i)  If  the  LESSEE  is  an  individual,  the  certification  shall  be  executed 
by  that  individual. 

(ii)  If  the  LESSEE  is  not  an  individual,  the  certification  shall  be 
executed  by  — 

(A)  A  senior  company  official  in  charge  at  the  LESSEE’S  plant  or 
location  involved;  or 

(B)  An  officer  or  general  partner  of  the  LESSEE  having  overall 
responsibility  for  the  conduct  of  the  LESSEE’S  affairs. 

e.  For  LESSEE  claims  of  $50,000  or  less,  the  Contracting  Officer  must,  if 
requested  in  writing  by  the  LESSEE,  render  a  decision  within  60  days  of  the 
request.  For  LESSEE-certified  claims  over  $50,000,  the  Contracting  Officer 
must,  within  60  days,  decide  the  claim  or  notify  the  LESSEE  of  the  date  by 
which  the  decision  will  be  made. 

f.  The  Contracting  Officer’s  decision  shall  be  final  unless  the  LESSEE  appeals 
or  files  a  suit  as  provided  in  the  A.t. 

g.  The  GOVERNMENT  shall  pay  interest  on  the  amount  found  due  and  unpaid 
from  (1)  the  date  the  Contracting  Officer  receives  the  claim  (properly  certified  if 
required),  or  (2)  the  date  payment  otherwise  would  be  due,  if  that  date  is  later, 
until  the  date  of  payment.  Simple  interest  on  claims  shall  be  paid  at  the  rate, 
fixed  by  the  Secretary  of  the  Treasury  as  provided  in  the  Act,  which  is 
applicable  to  the  period  during  which  the  Contracting  Officer  receives  the  claim 
and  then  at  the  rate  applicable  for  each  6-month  period  as  fixed  by  the  Treasury 
Secretary  during  the  pendency  of  the  claim. 

h.  The  LESSEE  shall  proceed  diligently  with  performance  of  this  lease, 
pending  final  resolution  of  any  request  for  relief,  claim,  appeal,  or  action  arising 
under  the  lease,  and  comply  with  any  decision  of  the  Contracting  Officer. 

35.  TITLE  TO  IMPROVEMENTS:  Notwithstanding  any  other  provisions  of  this 

lease,  or  otherwise,  title  to  all  major  improvements  made  under  Article _ shall 

during  the  term  of  :.ie  lease  remain  in  the  LESSEE.  Said  title  shall  remain  in  the 

LESSEE  in  the  event  the  lease  is  terminated  pursuant  to  Article _ hereof.  In 

such  instance,  interest  in  such  improvements  after  termination  pursuant  to  Article 

_ the  valuation  thereof  shall  assume  the  LESSEE  will  convey  or  assign  to  the 

GOVERNMENT,  promptly  at  the  GOVERNMENT’S  request,  all  right,  title,  and 
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interest  in  and  to  and  underlying  leases  or  other  real  property  necessary  for  the  use 
and  enjoyment  of  the  property  for  which  the  LESSEE  is  compensated. 

36.  GENERAL  MAINTENANCE  OBLIGATION:  LESSEE,  at  its  own  expense, 
shall  protect,  preserve,  maintain  and  repair  the  Leased  Property  together  with  any 
and  all  improvements  located  thereon  and  shall  keep  the  same  in  good  order  and 
repair.  LESSEE  shall  keep  the  sidewalks  free  from  snow,  ice,  and  other  obstructions, 
and  shall  promptly  remove  all  ashes,  garbage  and  refuse  of  any  kind  from  the  Leased 
Property  during  this  term.  Further,  LESSEE  shall  maintain  the  premises  and 
buildings  and  other  improvements  located  thereon  in  accordance  with  applicable 
local  building,  zoning,  fire,  housing,  health,  and  other  laws,  ordinances  and 
regulations. 

37.  OPPORTUNITY  FOR  ADDITIONAL  LEASE/RENTAL  AGREEMENT: 

a.  Provided  LESSEE  has  performed  to  satisfaction  of  the  GOVERNMENT, 
LESSEE  shall  during  the  duration  of  the  rental  agreement  have  the  first 
opportunity  to  enter  into  Lease/Rental  Agreements  similar  to  this  Lease/Rental 
Agreement  for  any  additional  on-base  privately  owned  and  operated  bachelor 
enlisted  quarters  facilities  which  may  be  required  at  NAS  Jacksonville,  FL. 
The  rentals  to  be  charged  in  such  Lease/Rental  Agreements  shall  be  subject  to 
negotiation  between  the  parties;  subject  to  a  requirement,  however,  that  if  the 
parties  are  unable  to  agree  and  execute  such  agreements  within  90  days  of 
written  notification  by  the  GOVERNMENT  to  the  LESSEE  of  the  availability 
of  such  opportunity,  such  opportunity  shall  immediately  terminate  without  cost 
to  the  GOVERNMENT  and  have  no  further  force  and  effect. 

b.  It  is  understood  by  the  parties  that  the  GOVERNMENT  in  no  manner 
guarantees  or  obligates  itself  to  any  requirement  or  need  for  additional  on-base 
privately  owned  and  operated  BEQ  facilities.  The  GOVERNMENT  may,  at  its 
full  discretion,  without  cost  to  the  GOVERNMENT  or  liability  to  the  LESSEE, 
construct,  operate  and  maintain  existing  and  additional  Government  owned 
BOQs  or  functionally  similar  facilities. 

38.  SUCCESSION  AND  ASSIGNMENTS: 

a.  All  of  the  covenants,  conditions  and  obligations  contained  in  this  lease  shall 
be  binding  upon  and  insure  to  the  benefit  of  respective  successors  and  assign  of 
the  LESSEE  to  the  same  extent  as  if  the  successors  and  assign  were  in  each  case 
named  as  a  party  to  the  lease.  Any  person,  corporation  or  other  legal  entity 
acquiring  any  or  all  of  the  rights,  title  and  interest  of  the  LESSEE  in  and  to 
leasehold  estate  in  the  Leased  Property  shall  thereby  become  liable  under  an*’ 
be  fully  bound  by  all  of  the  provisions  of  this  lease. 

b.  This  lease  or  any  part  hereof  shall  not  be  conveyed,  transferred,  or  assigned 
by  the  LESSEE  or  sold  at  foreclosure  without  the  prior  approval  of  the 
GOVERNMENT,  which  approval  shall  not  be  unreasonably  or  arbitrarily 
withheld  so  long  as  such  assignee  or  purchaser  has  both  experience  and 
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expertise  in  the  development,  management,  and  operation  of  residential 
projects  (or  if  it  does  not  have  such  experience  or  expertise,  it  retains  a 
reputable  management  agent  which  does)  and  a  net  worth  determined 
acceptably  by  the  GOVERNMENT,  and  consists  of  reputable  individuals  who 
have  no  conflicts  of  interest  with  the  GOVERNMENT. 

c.  The  assumption  of  the  LESSEE’S  rights  and  obligations  hereunder  by  a 

Mortgagee  as  described  in  Article  _  hereof  shall  not  be  considered  an 

assignment  of  this  lease. 

39.  MORTGAGES  OF  PREMISES: 

a.  Prohibited  Encumbrances.  Except  as  provided  below,  the  LESSEE  shall  not: 

(1)  Engage  in  any  financing  or  other  transaction  creating  any  mortgage 
upon  the  Leasehold  Interest  in  the  Leased  Property, 

(2)  Place  or  suffer  encumbrance  to  be;  or 

(3)  Suffer  any  levy  or  attachment  to  be  made  on  the  LESSEE’S  leasehold 
interest  in  the  Leased  Property  other  than  such  levy  or  attachment  as  may 
result  from  a  foreclosure  of  a  Leasehold  Mortgage.  Any  such  mortgage, 
encumbrance  or  lien  shall  be  deemed  to  be  a  violation  of  this  covenant  on  the 
date  of  its  execution  or  filing  of  record  regardless  of  whether  or  when  it  is 
foreclosed  or  otherwise  enforced. 

b.  Permitted  Encumbrances.  During  the  term  of  this  lease,  the  LESSEE  may 
encumber  its  Leasehold  Interest  in  the  Leased  Property  by  way  of  one  or  more 
loans,  secured  by  a  Leasehold  Mortgage.  The  proposed  holder  of  any  such 
Leasehold  Mortgage  must  be  approved  by  the  Government  prior  to  the 
execution  of  such  loan.  Any  loan  may  be  further  secured  by  a  conditional 
assignment  of  this  lease  by  the  LESSEE  to  the  Leasehold  Mortgagee.  The 
Government  agrees  to  execute  an  Estoppel  Certificate  and  any  other  similar 
documentation  as  may  reasonably  be  required  by  the  Leasehold  Mortgage  so  as 
to  give  its  consent  to  the  said  conditional  assignment  of  this  lease  and  to  certify 
as  to  the  status  of  this  Lease  and  the  performance  of  the  LESSEE  hereunder  as 
of  the  date  of  such  certification.  Notwithstanding  any  foreclosure,  the  LESSEE 
shall  remain  liable  for  the  payment  of  the  rent  as  provided  in  this  lease  and  for 
the  performance  of  all  of  the  terms,  covenants  and  conditions  of  this  lease  which 
by  the  terms  hereof  are  to  be  carried  out  and  performed  by  the  LESSEE. 

c.  Notice  of  Mortgage.  Promptly  after  assigning  or  encumbering  the  Leasehold 
Interest  in  the  Leased  Property,  pursuant  to  subparagraph  b  above,  the 
LESSEE  shall  furnish  the  Government  with  a  written  notice  setting  forth  the 
name  and  address  of  such  Leasehold  Mortgagee. 

d.  Notice  to  the  Government.  The  LESSEE  shall  notify  the  GOVERNMENT 
promptly  of  any  lien  or  encumbrance  which  has  been  created  on  or  attached  to 


the  Leased  Property  or  to  the  LESSEE’S  Leasehold  Interest  in  the  Leased 
Property  therein  whether  by  act  of  the  LESSEE  or  otherwise  of  which  the 
LESSEE  itself  has  notice. 

e.  Rights  and  Obligations  of  Leasehold  Mortgagee.  If  a  Leasehold  Mortgagee 
or  purchaser  at  foreclosure  of  the  Leasehold  Mortgage  shall  acquire  the 
Leasehold  Interest  in  the  Leased  Property  by  virtue  of  the  default  by  the 
LESSEE  under  the  Leasehold  Mortgage  or  otherwise,  then  in  such  event,  this 
lease  shall  continue  in  full  force  and  effect  so  long  as  the  Leasehold  Mortagee  or 
purchaser  at  foreclosure  may  not  appoint  an  agent  or  nominee  to  operate  the 
project  on  its  behalf  without  obtaining  the  prior  written  approval  of  the 
GOVERNMENT;  such  approval  shall  not  be  unreasonably  withheld  so  long  as 
such  proposed  agent/nominee  has  experience/expertise  in  the  development  and 
operation  of  residential  properties  similar  to  the  LESSEE,  as  determined  by  the 
Government.  For  the  period  of  the  time  during  which  the  Leasehold  Mortgage 
or  any  purchaser  at  foreclosure  of  a  leasehold  Mortgage  holds  the  Leasehold 
Interest  in  the  Leased  Property,  the  Leasehold  Mortgagee  or  such  purchaser 
shall  become  liable  and  be  fully  bound  by  the  provisions  of  this  Lease. 

40.  RIGHTS  AND  DUTIES  OF  LEASEHOLD  MORTGAGEES: 

a.  With  respect  to  the  Leasehold  Mortgagees,  the  GOVERNMENT  agrees  that 
the  following  shall  apply: 

(1)  If  requested  by  a  Leasehold  Mortgagee  which  shall  have  duly  registered 
in  writing  with  the  GOVERNMENT  its  name  and  address,  any  notice  with 
respect  to  a  default  or  a  termination  of  this  lease  from  the  GOVERNMENT 
to  the  LESSEE  shall  be  simultaneously  delivered  to  such  Leasehold 
Mortgages  at  its  registered  address,  and  in  the  event  of  any  such  registration 
no  notice  of  default  shall  be  deemed  legally  effective  until  and  unless  like 
notice  shall  have  been  given  by  the  Government  to  such  Leasehold 
Mortgagee. 

(2)  Such  Leasehold  Mortgagee  entitled  to  such  notice  shall  have  any  and  all 
rights  of  the  LESSEE  with  respect  to  the  curing  of  any  default  hereunder  by 
the  LESSEE. 

(3)  The  Government  will  not  accept  any  surrender,  cancellation  or  enter 
into  any  material  modification  of  this  lease  without  prior  written  consent 
thereto  of  each  Leasehold  Mortgage  who  shall  become  entitled  to  notice  as 
provided  in  paragraph  provided,  however,  that  the  foregoing  shall  not  apply 
to  any  right  the  GOVERNMENT  may  have  to  c  ncel  this  lease  pursuant  to 
the  terms  hereof.  It  is  also  agreed  that  the  LESSEE  shall  provide  any  such 
Mortgagee  with  notice  of  any  proposed  modifications. 

b.  If  the  Government  shall  elect  to  terminate  this  lease  by  reason  of  any  default 
described  herein,  each  Leasehold  Mortgagee  who  shall  have  become  entitled  to 
notice  as  provided  in  this  paragraph  shall  not  only  have  any  and  all  rights  of  the 
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LESSEE  with  respect  to  curing  any  default,  but  shall  also  have  the  right  to 
postpone  and  extend  the  specified  date  for  the  termination  of  this  lease 
(hereinafter  called  the  "Termination  Notice”)  subject  to  the  following 
conditions: 

( 1 )  Such  Leasehold  Mortgagee  shall 

(a)  Give  the  GOVERNMENT  written  notice  of  the  exercise  of  the 
Mortgagee’s  Right  to  Postpone  prior  to  the  date  of  termination  specified 
by  the  GOVERNMENT  in  the  Termination  Notice;  and 

(b)  Simultaneously  pay  to  the  GOVERNMENT  all  amounts  required  to 
cure  all  defaults  then  existing  (as  of  date  of  the  exercise  of  Mortgagee’s 
Right  to  Postpone)  which  may  be  cured  by  the  payment  of  a  sum  of 
money. 

(2)  Such  Leasehold  Mortgagee  shall 

(a)  Pay  all  sums  for  rent  and  other  sums  and  charges  due  hereunder 
during  the  period  from  the  date  of  the  exercise  of  Mortgagee’s  Right  to 
Postpone  and  thereafter  during  the  period  of  postponement; 

(b)  Promptly  initiate  and  diligently  pursue  all  reasonable  and 
necessary  steps  to  acquire  the  LESSEE  interest  in  this  Lease  and  the 
Improvements;  and 

(c)  Promptly  undertake  to  cure,  diligently  prosecute  and,  as  soon  as 
reasonable  possible,  complete  the  curing  of  any  other  default  of  the 
LESSEE  which  is  susceptible  of  being  cured  by  such  Leasehold 
Mortgagee 

(3)  The  Mortgagee’s  Right  to  Postpone  shall  extend  the  date  for  the 
termination  of  this  Lease  specified  in  the  Termination  Notice  for  a  period  of 
not  more  than  six  (6)  months.  If  at  the  end  of  said  six  (6)  months’  period  such 
Leasehold  Mortgagee  shall  be  actively  and  in  good  faith  engaged  in  steps  to 
acquire  the  LESSEE’S  interest  in  this  Lease  and  the  Improvements,  the  time 
for  such  Leasehold  Mortgagee  to  comply  with  the  provisions  of  this 
Paragraph  shall  be  extended,  for  such  reasonable  period  as  may  be  necessary 
under  the  circumstances  provided  that  such  Leasehold  Mortgagee  uses  its 
best  efforts  and  continues  to  diligently  pursue  all  reasonable  and  necessary 
steps  to  acquire  the  LESSEE  interest  lease  and  improvement. 

(4)  If,  before  the  date  specified  for  the  termination  of  this  Lease  is  extended 
by  such  Leasehold  Mortgagee’s  exercise  of  Mortgagee’s  Rights  to  Postpone, 

(a)  The  LESSEE  shall  be  duly  removed  from  possession; 

(b)  The  assumption  required  by  paragraph  of  performance  and 
observance  of  the  covenants  and  conditions  herein  contained  on  the 
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LESSEE  part  to  be  performed  shall  be  delivered  to  the  GOVERNMENT 
to  the  Leasehold  Mortgagee,  or  its  nominee;  and 

(c)  The  Leasehold  Mortgagee  shall  have  complied  with  all  obligations 
on  LESSEE’S  part  to  be  performed  hereunder  with  no  further  default 
shall  have  occurred  hereunder  which  shall  not  have  cured  within  the 
periods  of  time  after  notice  above  provided  for,  then  and  in  such  event, 
all  defaults  under  this  Lease  shall  be  deemed  to  have  been  cured,  and 
the  GOVERNMENT’S  Termination  Notice  shall  have  to  be  withdrawn. 

c.  Nothing  herein  contained  shall  be  deemed  to  impose  any  obligations  on  the 
part  of  the  GOVERNMENT  to  delivery  physical  possession  of  the  Demised 
Premises  to  such  holder  of  a  Leasehold  Mortgagee. 

d.  If  more  than  the  Leasehold  Mortgagee  shall  seek  to  exercise  any  of  the  rights 
provided  for  in  this  paragraph,  the  holder  of  the  Leasehold  Mortgage  having 
priority  of  lien  over  the  other  Leasehold  Mortgagees  shall  be  entitled,  as  against 
the  others,  to  exercise  such  rights.  Should  a  dispute  arise  among  Leasehold 
Mortgages  regarding  the  priority  of  lien  the  Leasehold  mortgages  must  prove  to 
satisfaction  of  the  GOVERNMENT  that  they  have  settled  this  dispute. 

e.  The  Leasehold  Mortgagee  may  not  appoint  an  agent  or  nominee  to  operate 
the  project  on  its  behalf  without  first  obtaining  the  written  approval  of  the 
GOVERNMENT.  Such  approval  shall  not  be  unreasonably  withheld  so  long  as 
such  agent/nominee  has  experience/expertise  in  the  development  and  operation 
of  dormitories  similar  to  the  LESSEE,  as  determined  by  the  GOVERNMENT. 

41.  UTILITIES,  RATES,  CHARGES,  TAXES  AND  ASSESSMENTS:  LESSEE 
shall  be  responsible  to  pay  all  taxes,  general  or  special,  all  public  rates,  dues  and 
special  assessments  of  every  kind  which  may  become  due  and  payable  or  which  are  to 
be  assessed  against  or  levied  upon  said  Premises  during  the  term  of  this  Lease. 
LESSEE  will  allow  GOVERNMENT  to  deduct  and  retain  out  of  any  rent  for  said 
Premises  all  expenditures  and  sums  of  money  as  the  GOVERNMENT  shall  pay  on 
account  of  such  rates,  taxes,  and  assessments  whether  the  same  have  accrued  and 
become  payable  for  in  respect  of  the  same  period  out  of  which  the  same  shall  be 
deducted  provided  GOVERNMENT  shall  give  written  notice  of  its  intent  to  so  act  to 
the  LESSEE  at  least  thirty  (30)  days  prior  to  any  such  payment.  The  LESSEE  shall 
furnish  GOVERNMENT  copies  of  all  notices  and  tax  bills  which  may  affect  the 
valuation  of  the  Premises  for  general  real  estate  taxes  purposes  or  which  may  affect 
the  levy  or  assessment  of  general  real  estate  taxes  thereon.  Such  notices  and  tax  bills 
shall  be  delivered  or  mailed  within  three  days  from  the  receipt  thereof  by  the 
LESSEE  to  the  GOVE  RxV  ME  NT’s  designated  representative  named  in  Article 

_ .  The  LESSEE  shall  cause  payment  of  said  general  real  estate  taxes  to  be 

made  under  protest  when  requested  to  do  so  by  the  GOVERNMENT.  The 
GOVERNMENT  may  contest  the  amount  or  validity  of  any  valuation  for  general  real 
estate  taxes  by  tax  purposes  or  of  any  levy  or  assessment  of  any  general  real  estate 
taxes  by  appropriated  legal  proceedings  either  in  the  name  of  the  GOVERNMENT  or 


31 


the  name  of  the  LESSEE  or  both.  The  LESSEE  upon  reasonable  notice  and  request 
by  the  GOVERNMENT  shall  join  in  any  such  proceedings,  but  the  LESSEE  shall  not 
be  subject  to  any  liability  for  the  payment  of  penalties,  cost  of  expenses  in  connections 
with  any  proceedings  brought  by  the  GOVERNMENT.  The  LESSEE  shall  cooperate 
with  the  GOVERNMENT  in  any  such  contest  or  proceedings  and  execute  any 
documents  or  pleadings  required  for  such  purpose  provided  the  LESSEE  shall 
reasonably  be  satisfied  that  the  facts  and  data  set  forth  in  such  documents  or 
pleadings  are  accurate. 

42.  NOTICES:  In  no  event  shall  the  LESSEE  enter  into  negotiations  concerning 
the  Lease  with  anyone  other  than  the  Contracting  Officer  or  other  authorized 
representatives  of  the  Department  of  the  Navy.  All  notices,  other  correspondence 
required  under  or  arising  from  the  terms  of  this  Lease  from  the  GOVERNMENT  to 
the  LESSEE,  shall  be  served  on  or  mailed  to  the  LESSEE  who  shall  notify  the 
GOVERNMENT  in  writing  of  any  change  in  the  office  to  be  notified.  All  notices, 
payment,  or  other  correspondence  required  or  arising  from  the  terms  of  this  Lease 
from  the  LESSEE  to  the  GOVERNMENT  shall  be  served  on  or  mailed  to  the  office  of 
the  Government’s  designated  representative  also  referred  to  herein  as  the 
Contracting  Officer.  The  Government’s  designated  representative  shall  be: 

Name  _ 

Address  _ _ _ 


Phone 


The  LESSEE’S  designated  representative  shall  be: 

Name  _ 

Address _ 


Phone 


43.  RISK-OF-LOSS  INSURANCE: 


a.  The  LESSEE  shall,  at  its  own  expense,  provide  and  maintain  during  the 
entire  performance  period  of  this  lease  at  least  the  kinds  and  minimum 


amounts  of  insurance  listed  below: 

Type  of  Insurance 

Per  Person 

Per  Accident 

Comprehensive 

General  Liability 

300,000 

1,000,000 

100,000 

Automobile  Liability 

300,000 

1,000,000 

100,000 

Workmen’s  Comp. 

As  Required 

Other  as  required  by  state  law. 

b.  LESSEE  shall  bear  all  risk  of,  loss  of,  or  damage  to  the  Leased  Property 
arising  from  any  cause  whatsoever,  with  or  without  fault  by  LESSEE;  provided, 
however,  that  LESSEE’S  liability  for  any  loss  or  damage  resulting  from  risks 
expressly  required  to  be  insured  against  under  the  lease  shall  not  exceed  the 
amount  of  insurance  so  required  or  the  amount  actually  procured  and 
maintained,  whichever  shall  be  greater;  provided,  further,  that  maintenance  of 
the  required  insurance  shall  effect  no  limitation  on  LESSEE’S  liability  with 
respect  to  any  loss  or  damage  resulting  from  the  willful  misconduct,  lack  of  good 
faith,  or  negligence  of  LESSEE  or  any  of  its  officers,  agents,  servants, 
employees,  subtenants,  licensees  or  invitees. 

c.  LESSEE  shall  procure  and  maintain,  at  its  own  expense,  insurance  on  the 
Leased  Property  in  such  initial  amounts  and  types  as  may  exceed,  but  shall  not 
be  less  than,  the  minimum  amounts  and  type  specified  in  this  article  herein. 
However,  LESSEE  shall  provide,  maintain,  change  or  discontinue  such 
insurance  as  the  Local  Government  Representative  may  from  time  to  time 
require  and  direct;  provided,  LESSEE’S  liability  for  loss  of  or  damage  to  the 
Leased  Property  is  modified  accordingly;  provided,  further,  that  if  any 
insurance  requirement  is  so  changed  an  equitable  adjustment  shall  be  made  in 
the  amount  of  the  Rent  or  Maximum  Amount  to  be  Expended  specified  in 

Article _ hereof  so  as  to  reflect  any  resultant  savings  or  increased  cost  to 

Lease. 

d.  All  insurance  which  this  lease  requires  LESSEE  to  carry  on  the  Leased 
Property  shall  be  in  such  form,  for  such  amounts,  for  such  periods  of  time  and 
with  such  insurers  as  the  Government  may  from  time  to  time  require  or 
approve.  Each  policy  of  insurance  shall  contain  a  provision  for  thirty  (30)  days 
written  notice  to  the  Local  Government  Representative  prior  to  making  of  any 
material  change  in  or  the  cancellation  of  the  policy.  LESSEE  shall  deliver 
promptly  to  the  Local  Government  Representatives  a  certificate  of  insurance  or 
a  certified  copy  of  each  policy  of  insurance  required  by  this  lease  and  shall  also 


deliver  to  him,  no  later  than  thirty  (30)  days  prior  to  the  expiration  of  any  such 
policy,  a  certificate  of  insurance  or  certified  copy  of  each  renewal  policy  covering 
the  same  risks.  All  insurance  required  or  carried  by  LESSEE  on  any  of  the 
Leased  Property  shall  be  for  the  protection  of  the  GOVERNMENT  and  LESSEE 
against  their  respective  risks  and  liabilities  in  connection  with  Leased 
Property.  Each  policy  of  insurance  shall  name  both  LESSEE  and  the  United 
States  of  America  (Department  of  the  Navy)  as  the  insured,  and  each  policy  of 
insurance  against  loss  of  or  damage  to  the  Leased  Property  shall  contain  a  loss 
payable  clause  reading  as  follows: 

"Loss,  if  any,  under  this  policy  shall  be  adjusted 

with  ( _ )  and  the  proceeds,  at  the  election  of  the 

GOVERNMENT,  shall  be  payable  to  ( _ );  any 

proceeds,  not  paid  to  ( _ );  shall  be  payable  to  the 

Treasurer  of  the  United  States. 

e.  In  the  event  that  any  item  or  part  of  the  Leased  Property  shall  require 
repair,  rebuilding  or  replacement  resulting  from  loss  or  damage  the  risk  of 
which  is  assumed  by  LESSEE  under  paragraph  1  of  this  Article,  LESSEE  shall 
promptly  give  notice  thereof  to  the  Local  Government  Representative  and,  to 
the  extent  of  its  liability  as  provided  in  paragraph  1  thereof,  shall,  upon 
demand,  either  compensate  the  GOVERNMENT  for  such  loss  or  damage,  or 
rebuild,  replace  or  repair  the  item  if  items  or  items  of  the  Leased  Property  so 
lost  or  damaged,  as  the  GOVERNMENT  may  elect.  In  the  event  that  the 
GOVERNMENT  shall  direct  LESSEE  to  effect  any  repair,  rebuilding  or 
replacement  which  it  is  required  to  effect  pursuant  to  this  paragraph  the 
GOVERNMENT  shall  direct  the  payment  to  LESSEE  of  so  much  of  the  proceeds 
of  any  insurance  carried  by  LESSEE  and  made  available  to  the 
GOVERNMENT  on  account  of  loss  of  or  damage  to  any  item  or  part  of  the 
Leased  Property  as  may  be  necessary  to  enable  LESSEE  to  effect  such  repair, 
rebuilding  or  replacement.  In  the  event  the  GOVERNMENT  shall  elect  not  to 
require  LESSEE  to  repair,  rebuild,  or  replace  any  item  or  part  of  the  Leased 
Property  lost  or  damaged,  LESSEE  shall  promptly  pay  to  the  GOVERNMENT 
out  of  any  insurance  proceeds  collected  by  LESSEE  such  portion  thereof  as  may 
be  allocable  to  loss  of  or  damage  to  Leased  property.  When  compliance  with  a 
GOVERNMENT  request  to  effect  any  repair,  rebuilding  or  replacement  of  any 
lost  or  damaged  item  or  part  of  the  leased  property  would  involve  the  incurring 
of  cost  in  excess  of  lease  liability  for  such  loss  or  damage  under  this  Article. 
LESSEE  shall  be  under  no  obligation  to  effect  same  until  after  satisfactory 
agreement  has  been  reached  between  the  GOVERNMENT  and  LESSEE  with 
regard  to  GOVERNMENT  reimbursement  of  such  excess  cost  to  LESSEE. 

44.  REPRESENTATIONS:  LESSEE  has  examined,  knows  and  accepts  the 
conditions  and  state  of  repair  of  the  Leased  Property  and  NAS  Jacksonville  of  which 
it  forms  a  part,  and  acknowledges  that  the  Government  has  made  no  representation 
concerning  such  conditions  and  state  of  repair,  nor  any  agreement  or  promise  to  alter, 
improve,  adapt,  repair  or  keep  in  repair  the  same,  or  any  item  thereof,  which  has  not 
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been  fully  set  forth  in  this  lease  which  contains  all  the  agreements  made  and  entered 
into  between  the  LESSEE  and  the  GOVERNMENT. 

45.  SUBJECTION  TO  EXISTING  AND  FUTURE  EASEMENT  AND  RIGHTS  OF 
WAY:  This  lease  is  subject  to  all  outstanding  easements,  and  rights  of  way  for 
location  of  any  type  of  facility  over,  across,  in  and  upon  the  Leased  Property,  or  any 
portion  thereof,  and  to  the  right  of  the  GOVERNMENT  to  grant  such  additional 
easement  and  rights  of  way  over,  across,  in  and  upon  the  Leased  Property  as  it  shall 
determine  to  be  in  the  public  interest;  provided,  that  any  such  additional  easement  or 
right  of  way  shall  be  conditioned  on  assumption  by  the  Grantee  thereof  of  liability  to 
LESSEE  for  such  damages  as  LESSEE  shall  suffer  for  property  destroyed  or  property 
rendered  unusable  on  account  of  Grantee’s  exercise  of  its  rights  thereunder.  This 
hereby  reserved  to  holders  of  such  easements  and  rights  of  way  as  are  presently 
outstanding  or  which  may  hereafter  be  granted,  to  any  workers  officially  engaged  in 
construction,  installation,  maintenance,  operation,  repair,  or  replacement  of  facilities 
located  thereon,  and  to  any  Federal,  State  or  local  official  engaged  in  the  official 
inspection  thereof,  such  reasonable  rights  of  ingress  and  egress  over  the  Leased 
Property  as  shall  be  necessary  for  the  performance  of  their  duties  with  regard  to  such 
facilities. 

46.  INDEMNIFICATION  BY  LESSEE  -  GOVERNMENT  NONLIABILITY: 
LESSEE  covenants  that  it  will  indemnify  and  save  and  hold  harmless  the 
GOVERNMENT,  its  officers,  agents  and  employees  for  and  from  any  and  all  liability 
or  claims  for  loss  of  or  damage  to  any  property  owned  by  or  in  the  custody  of  LESSEE, 
its  officers,  agents,  servants,  employees,  subtenants,  licensees,  or  invitees,  or  for  the 
death  of  or  injury  to  any  of  the  same  which  may  arise  out  of  or  be  attributable  to  the 
condition,  state  of  repair  or  LESSEE’S  use  and  occupancy  of  the  Leased  Property,  or 
the  furnishing  of  any  utilities  or  services,  or  any  interruption  therein  or  failure 
thereof,  whether  or  not  the  same  shall  be  occasioned  by  the  negligence  or  lack  of 
diligence  by  LESSEE,  its  official,  agents,  servants  or  employees. 

47.  LIENS: 

a.  In  case  any  liens  shall  at  any  time  be  filed  against  the  LESSEE’S  Leasehold 
Interest  of  the  Improvements  constructed  by  the  LESSEE,  the  LESSEE  shall, 
within  thirty  (30)  days  after  notice  of  the  filing  thereof,  cause  the  same  to  be 
discharged  of  record  by  payment,  deposit,  bond,  order  of  a  court  of  competent 
jurisdiction  or  otherwise.  If  the  LESSEE  shall  fail  to  cause  such  lien  to  be 
discharged  within  the  aforesaid  period,  then  in  addition  to  any  other  right  or 
remedy,  the  GOVERNMENT  may,  but  shall  not  be  obligated  to,  discharge  such 
lien  either  by  paying  the  amount  claimed  to  be  due,  or  by  procuring  the 
discharge  of  such  lien  by  deposit  or  by  bonding  proceedings,  or  in  any  event  the 
GOVERNMENT  shall  be  entitled,  if  the  GOVERNMENT  so  elects,  to  compel 
the  prosecution  of  an  action  for  the  foreclosure  of  such  lien  by  the  lienor  and  to 
be  paid  the  amount  of  any  judgment  in  favor  of  the  lienor,  with  interest,  costs 
and  allowances.  Any  amounts  so  paid  by  the  GOVERNMENT  for  any  such 
purpose,  with  interest  thereon  at  the  prevailing  rate  of  interest  for  "90  Day  U.S. 
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Treasury  Bills”  or  its  successor  per  annum  from  the  date  of  any  such  payment, 
shall  be  repaid  by  the  LESSEE  to  the  GOVERNMENT  on  ten  (10)  days  notice 
and  shall  be  considered  as  additional  rental  hereunder. 

b.  Nothing  in  this  lease  shall  be  deemed  or  constructed  in  any  way  as 
constituting  the  consent  or  request  of  the  GOVERNMENT,  express  or  implied 
by  inference  or  otherwise,  to  any  contractor,  subcontractor,  laborer  or 
materialman  for  the  performance  of  any  labor  or  the  furnishing  of  any 
materials  for  any  specific  improvement,  alteration  or  repair  with  respect  to  the 
Demised  Premises  of  the  Improvements,  or  any  part  thereof,  nor  as  giving  the 
LESSEE  any  right,  power  or  authority  to  contract  or  permit  the  rendering  of 
any  services  or  the  furnishing  of  any  materials  that  would  give  rise  to  filing  of 
any  lien  against  the  Demised  Premises  or  the  Improvement  or  any  part  thereof. 
Notice  is  hereby  given  that  the  GOVERNMENT  shall  not  be  liable  for  any  work 
performed  or  to  be  performed  or  any  materials  furnished  or  to  be  furnished  for 
the  LESSEE  or  any  sublessee  upon  credit,  with  respect  to  the  Demised 
Premises,  or  the  Improvements,  and  that  no  mechanic’s  lien  for  such  work  or 
materials  shall  attach  to  the  interest  of  the  GOVERNMENT  in  and  to  the 
Demised  Premises. 

48.  FAILURE  OF  GOVERNMENT  TO  INSIST  ON  COMPLIANCE:  The  failure  of 
the  Government  to  insist,  in  any  one  or  more  instances,  upon  performance  of  any  of 
the  terms,  covenants  or  conditions  of  this  lease  shall  not  be  construed  as  a  waiver  of 
relinquishment  of  the  Government’s  right  to  the  future  performance  of  any  such 
terms,  covenant  or  conditions  and  LESSEE’S  obligation  in  respect  to  such  future 
performance  shall  continue  in  full  force  and  effect. 

49.  GOVERNMENT  RULES  AND  REGULATIONS:  Rules,  regulations,  and 
directives  that  are  in  effect  or  are  issued  during  the  lease  term  by  the  Department  of 
the  Navy  and  subordinate  commands  under  their  responsibility  for  law,  order, 
administration,  or  security  on  the  installation  shall  be  applicable  to  all  contractor 
personnel  or  representatives  who  enter  the  installation.  These  requirements  include, 
but  are  not  limited  to,  vehicle  registration,  maintenance  of  good  order  and  discipline, 
security  checks,  control  of  drugs  and  alcohol,  and  building  signage. 

50.  PAYMENTS:  All  payments  to  the  GOVERNMENT  required  under  this  lease 
shall  be  made  by  check  or  postal  money  order  made  payable  to  the  Department  of  the 
Navy  and  delivered  to  the  local  Government  Representative. 

51.  INTEREST: 

a.  Notwithstanding  any  other  clause  of  this  lease,  all  amounts  that  become 
payable  by  the  LESSEE  to  the  GOVERNMENT  under  this  contract  (net  of  any 
applicable  tax  credit  under  the  Internal  Revenue  Code  (26  U.S.C.  1481))  shall 
bear  simple  interest  from  the  date  due  until  paid  unless  paid  within  30  days  of 
becoming  due.  The  interest  rate  shall  be  the  interest  rate  established  by  the 
Secretary  of  the  Treasury  as  provided  in  Section  12  of  the  Contract  Disputes  Act 
of  1978  (Public  Law  95-563),  which  is  applicable  to  the  period  in  which  the 
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amount  becomes  due,  as  provided  in  paragraph  (b)  of  this  clause,  and  then  at  the 
rate  applicable  for  each  six-month  period  as  fixed  by  the  Secretary  until  the 
amount  is  paid. 

b.  Amounts  shall  be  due  at  the  earliest  of  the  following  dates: 

(1)  The  date  fixed  under  this  lease. 

(2)  The  date  of  the  first  written  demand  for  payment  consistent  with  this 
lease,  including  any  demand  resulting  from  a  default  termination. 

(3)  The  date  the  Government  transmits  to  the  LESSEE  a  proposed 
supplemental  agreement  to  confirm  completed  negotiations  establishing  the 
amount  of  debt. 

(4)  If  this  lease  provides  for  revision  of  prices,  the  date  of  written  notice  to 
the  LESSEE  stating  the  amount  of  refund  payable  in  connection  with  a 
pricing  proposal  or  a  negotiated  pricing  agreement  not  confirmed  by  contract 
modification. 

c.  The  interest  charge  made  under  this  clause  may  be  reduced  under  the 
procedures  prescribed  in  32.614-2  of  the  Federal  Acquisition  Regulation  in 
effect  on  the  date  of  this  lease. 

52.  ADMINISTRATION:  The  Local  Government  Representative  specified  in 

Article _ of  this  lease  shall,  under  the  direction  of  the  Commanding  Officer, 

Southern  Division,  Naval  Facilities  Engineering  Command,  have  complete  charge  of 
the  administration  of  this  lease,  and  shall  exercise  full  supervision  and  general 
direction  thereof  insofar  as  the  interests  of  the  Government  are  affected. 

53.  SERVICES  TO  BE  PROVIDED  BY  THE  GOVERNMENT: 

a.  General  Base  Security,  as  described  by  the  rules  and  regulations  of  NAS 
Jacksonville,  except  that  security  of  construction  areas,  materials,  and 
operations  during  the  construction  period;  and  internal  security  specific  to  the 
operation  of  the  finished  facility  are  the  responsibility  of  the  LESSEE. 

b.  Fire  Protection,  as  described  by  the  rules  and  regulations  of  NAS 
Jacksonville. 

c.  Utilities,  as  described  in  Exhibit _ of  this  lease. 

d.  All  services  not  specifically  designated  to  be  provided  by  the 
GOVERNMENT  are  the  responsibility  of  the  LESSEE. 

e.  Liability  of  the  GOVERNMENT  will  be  in  accordance  with  the  provisions  of 
the  Federal  Tort  Claims  Act,  and  subject  to  Congressional  funding. 
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54.  MISCELLANEOUS  PROVISIONS: 


a.  If  this  lease  or  any  term  or  provision  thereof  or  the  application  thereof  to  any 
person  or  circumstances  shall  to  any  extent  be  invalid  or  unenforceable,  the 
remainder  of  this  lease,  or  the  application  of  such  term  or  provision  to  persons  or 
circumstances  other  than  those  as  to  which  it  is  invalid  or  unenforceable  shall 
not  be  affected  thereby  and  each  term  and  provision  of  this  lease  shall  have 
valid  and  be  enforced  to  the  fullest  extent  permitted  by  law. 

b.  The  parties  herein  agree  that  nothing  herein  nor  shall  any  prior  agreements 
between  the  LESSEE  and  the  GOVERNMENT  be  deemed  or  construed  by  the 
parties  hereto  or  by  any  third  party  as  creating  or  authorizing  the  creation  of 
any  partnership  or  joint  venture  between  the  GOVERNMENT  and  the 
LESSEE,  it  being  understood  and  agreed  that  no  provision  of  this  lease,  nor  any 
act  of  the  GOVERNMENT  or  the  LESSEE  hereafter  shall  be  deemed  to  create 
any  relationship  between  the  Government  and  the  LESSEE  other  than  tenant 
and  landlord. 

c.  The  specified  remedies  to  which  the  GOVERNMENT  may  resort  under  the 
terms  of  this  lease  are  cumulative  and  are  not  intended  to  be  exclusive  of  any 
other  remedies  or  means  of  redress  to  which  the  GOVERNMENT  may  be 
lawfully  entitled  in  case  of  any  breach  or  threatened  breach  by  the  LESSEE  of 
any  provisions  of  this  lease.  The  failure  of  the  GOVERNMENT  to  insist  in  any 
one  or  more  cases  upon  the  strict  performance  of  any  other  the  covenants  of  the 
lease  on  the  part  of  the  LESSEE  to  be  performed  or  to  exercise  any  option  herein 
contained  shall  not  be  construed  as  a  waiver  or  relinquishment  for  the  future  of 
such  covenant  or  option.  Payment  by  the  GOVERNMENT  of  the  rental  with 
knowledge  of  the  breach  by  the  LESSEE  of  any  covenant  shall  not  be  deemed  a 
waiver  of  such  breach  and  no  waiver  by  the  GOVERNMENT  of  any  provisions 
of  this  lease  shall  be  deemed  to  have  been  made  unless  expressed  in  a  writing 
signed  by  a  duly  authorized  agent  of  the  GOVERNMENT. 

55.  EXECUTION  BY  LESSEE 

NAME  OF  LESSEE  _ 

BY _ _ 


(Signature) 


(Witness) 


(Title) 


(Date) 
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56.  FOR  CORPORATE  LESSEE,  CERTIFICATION  BY  SECRETARY  OR 
ASSISTANT  SECRETARY  OF  THE  CORPORATION 


I  certify  that  the  person  who  signed  this 
lease  on  behalf  of  lessee  was  then  the  officer 
indicated  and  this  agreement  was  duly 
signed  for  and  on  behalf  of  said  corporation 
by  authority  of  its  governing  body  and  is 
within  the  scope  of  its  corporate  powers. 


(Signature) 


(Title) 

57.  EXECUTION  FOR  AND  ON  BEHALF  OF  THE  GOVERNMENT  OF  THE 
UNITED  STATES  OF  AMERICA 

BY _ 


(Contracting  Officer)  (Date)  (Witness) 


SERVICE  IDENTIFICATION  DATA 


NAME  AND  ADDRESS  OF  ACTIVITY  LOCAL  GOVERNMENT 

REPRESENTATIVES/ TITLE  AND  ADDRESS 


ADDRESS  OF  LESSEE 
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APPENDIX  J 


PARAMETERS  FOR  A  PUBLIC-PRIVATE  VENTURE 
IN  BACHELOR  OFFICERS’  QUARTERS 
AT  BETHESDA  NAVAL  MEDICAL  CENTER 


PREFACE 


Appendix  J  was  originally  published  separately  as  a  temporary  LMI  position 
paper  with  a  restricted  distribution.  We  have  reprinted  it  here  with  no  changes. 
Thus,  material  in  the  original  document  or  appended  to  it  bears  the  same  numbering 
and  designation  it  did  when  previously  published. 
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POSITION  PAPER 

PARAMETERS  FOR  A  PUBLIC-PRIVATE  VENTURE  IN  BACHELOR 
OFFICERS’  QUARTERS  AT  BETHESDA  NAVAL  MEDICAL  CENTER 


This  paper  presents  the  parameters  that  should  be  used  for  a  public-private 
venture  bachelor  officers'  quarters  (BOQ)  at  Naval  Medical  Command  National 
Capital  Region  (NMCNCR)  Bethesda,  Maryland.  It  is  based  on  the  supply  and 
demand  analyses  of  hotel,  conference  center,  and  meeting  room  space  at  NMCNCR 
and  in  the  Washington,  D.C.  metropolitan  area  and  on  our  experience  with  the  hotel 
industry  in  setting  the  parameters  for  similar  facilities  at  NSB  New  London  and 
NETC  Newport. 

Recommendations 

Our  recommendations  are  summarized  as  follows: 

1.  A  request  for  proposals  (RFP)  should  be  issued  for  a  privately  owned, 
maintained,  and  operated  transient  BOQ  at  NMCNCR. 

2.  The  minimum  size  should  be  240  rooms,  and  they  should  be  specified  to 
meet  the  Navy's  requirements  for  transient  officer  quarters.  For  example,  the 
minimum  size  should  be  250  net  square  feet  per  room.  Beyond  these  minimums, 
however,  the  facility  should  be  designed  and  built  to  commercial  standards. 

3.  The  Navy  should  offer  an  occupancy  guarantee  of  90  percent.  This 
guarantee  presents  little  risk  for  the  Government  but  allows  the  contractor  to  bond 
finance  at  much  lower  interest  rates. 

4.  The  facility  should  not  include  a  conference  center  or  open  mess.  Neither 
function  is  financially  feasible. 

5.  The  contractor  should  be  encouraged  to  build  more  than  the  minimum  240 
rooms  to  accomodate  "Other  Authorized  Users"  (OAUs),  defined  as  military  officers 
on  leave,  officer  retirees,  DoD  contractors,  and  transient  personnel  to  the  National 
Institutes  of  Health  (NIH)  and  similar  Federal  Government  agencies  in  the  area. 
The  Government  will  not  guarantee  occupancy  of  these  rooms  and  they  will  be  built 
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at  the  contractor's  risk.  However,  the  potential  revenue  from  them  will  reduce  the 
room  rate  the  Government  will  have  to  pay  for  its  transient  personnel. 

6.  The  siting  should  be  determined  by  the  Navy  but,  at  a  minimum,  should 
allow  sufficient  space  for  a  332-room  facility.  This  will  accommodate  the  additional 
rooms  the  contractor  may  build  for  the  OAUs. 

7.  The  contractor  will  be  permitted  to  offer  rooms  to  OAUs  if  they  have  not 
been  reserved  by  the  Government  21  days  in  advance. 

8.  The  term  of  the  facility  lease  should  be  20  years  and  the  term  of  the  land 
lease  to  the  contractor  should  be  forty  years.  This  additional  20  years  on  the  land 
lease  will  serve  as  a  "good  faith"  gesture  that  the  Government  will  probably  have 
need  of  the  BOQ  beyond  the  20-year  facility  lease.  The  Government  cannot  obligate 
itself  beyond  20  years  for  the  facility,  however,  because  of  the  limitation  imposed  by 
10  USC  2809. 

9.  The  expected  room  rate  under  current  assumptions  is  $26  to  $32  per  day. 

10.  Recommend  NIH  be  kept  abreast  of  the  Navy's  plans  and  encouraged  to  use 
the  BOQ  for  its  transients.  It  was  assumed,  however,  that  they  would  not  participate 
in  the  occupancy  guarantee. 

Factors  Determining  the  Size  and  Composition  of  the  Facility 

Demand  analysis  of  the  potential  users  of  a  BOQ  produced  the  expected 
demands  listed  in  Table  1.  This  table  also  shows  the  authorized  lodging  allowances 
for  each  category  of  demand  and  the  prices  the  members  of  each  category  are  paying 
for  current  off-base  accomodation.  This  provides  an  estimate  of  the  maximum  room 
rate  the  members  of  each  category  would  be  willing  to  pay  to  stay  in  an  on-base  BOQ. 
Table  1  is  divided  into  two  parts.  The  first  part  lists  the  categories  that  would  be 
willing  to  pay  the  room  rates  expected  from  a  public-private  venture  (PPV)  BOQ. 
The  second  part  lists  those  that  would  not.  This  second  group  has  a  high  demand  for 
accomodations  but  they  are  not  reimbursed  sufficiently  to  enable  them  to  stay  in  a 
PPV  BOQ.  For  permanent  party  officers,  for  instance,  the  amount  available  for 
quarters  comes  from  their  basic  allowance  for  quarters  (BAQ)  and  their  variable 
housing  allowance  (VHA).  A  weighted  average  of  these  two  allowances  amounts  to 
only  $22.02  per  day  and  they  would  have  to  make  up  the  difference  out  of  their  own 
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pockets.  Moreover,  it  would  be  for  a  hotel  room,  not  the  small  apartment  with  a 
kitchen  that  they  are  authorized. 

Categories  of  demand  listed  in  the  second  part  of  Table  1,  such  as  permanent 
party  officers,  could  be  subsidized  from  per  diem  funds.  This  would  work  by  raising 
the  room  rate  charged  to  transient  personnel  on  per  diem  and  lowering  the  rate  for 
permanent  party.  It  was  assumed,  however,  that  such  a  policy  would  not  be 
desirable. 

There  are  several  other  assumptions  that  apply  to  the  data  in  Table  1.  First,  it 
was  assumed  that  Building  11,  the  current  BOQ,  would  be  converted  to  a  dormitory 
as  is  currently  planned.  This  would  eliminate  36  substandard  transient  rooms  and  4 
VTP  rooms.  Second,  it  was  assumed  that  it  would  be  made  mandatory  for  the 
military,  DoD  civilians,  and  NMCNCR  patients  on  per  diem  to  stay  in  the  PPV  BOQ 
if  rooms  were  available.  Third,  it  was  assumed  that  the  current  practice  of 
precertifying  non-availabilities  would  be  stopped.  This  would  require  transient 
personnel  to  check  in  with  the  NMCNCR  billeting  office  to  see  if  rooms  were 
available  in  the  PPV  BOQ. 

Although  the  demand  in  the  first  part  of  Table  1  is  far  higher  than  the 
recommended  240  rooms,  a  great  deal  of  it  comes  from  NIH.  Without  NIH 
participation  in  the  occupancy  guarantee,  there  is  little  advantage  for  the  Navy  to 
assume  the  risk  for  their  demand  and  contract  for  a  larger  facility.  Instead,  NIH 
demand  will  be  added  to  the  "Other  Authorized  User"  (OAU)  list  together  with  the 
retirees,  DoD  contractors,  and  personnel  on  leave.  These  OAUs  amount  to  a  sizable 
market  in  the  Bethesda  area.  The  contractor  will  be  encouraged  to  build  additional 
rooms,  at  his  own  risk,  to  accomodate  this  market  and  increase  his  revenues.  This 
would  lower  the  room  rate  he  can  offer.  The  addition  of  the  NIH  demand  to  the  OAU 
list  provides  a  quantifiable  and  verifiable  demand  that  will  give  credibility  to  the 
size  of  the  OAU  market  in  the  Bethesda  area.  Any  agreements  or  understandings 
with  NIH  which  commit  them  to  use  the  PPV  BOQ  will  increase  the  level  of  OAU 
credibility  and  further  encourage  the  contractor  to  build  additional  rooms. 

The  siting  for  the  BOQ  should  anticipate  these  additional  rooms  for  OAU.  If 
the  contractor  builds  to  the  maximum  expected  OAU  demand,  the  facility  would 
have  413  rooms.  This  amounts  to  166,000  gross  square  feet,  or  a  "footprint"  of 
41,500  gross  square  feet  for  a  four-story  building.  Even  a  conservative  estimate  of 
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OAU  demand  points  to  a  332-room  facility  with  a  footprint  of  33,400  gross  square 
feet.  This  conservative  estimate  should  be  used  as  a  minimum  guideline  for  choosing 
a  site.  Parking  area  of  two  spaces  for  every  three  rooms  should  also  be  anticipated. 
For  the  economic  analysis  for  this  paper,  a  MILCON  cost  of  construction  was 
determined  from  the  DoD  pricing  guide.  A  site  support  cost  of  15  percent  of 
construction  costs  was  assumed  and  a  special  site  condition  cost  of  $500,000  was 
added. 

Specifications  for  the  facility  design  should  be  kept  to  a  minimum.  Those  in  the 
NETC  Newport  and  NSB  New  London  RFP  should  be  used  as  a  guide.  They  insure 
that  the  Navy  gets  its  basic  requirements,  such  as  room  size  and  adherence  to  the 
Navy  Life  Safety  Code,  but  they  also  allow  the  contractor  to  use  his  experience  in  the 
hotel  industry  to  produce  an  efficient,  imaginative  design. 

Occupancy  Guarantee 

The  90  percent  occupancy  guarantee  provides  economic  benefits  to  the 
Government  with  little  Government  risk.  The  guarantee  requires  that  if  average 
occupancy  in  any  quarter  fails  below  90  percent  of  240  rooms  (i.e.  216  rooms),  the 
contractor  will  be  paid  the  difference  from  Government  operations  and  maintenance 
funds.  This  figure  of  216  rooms  is  less  than  the  expected  demand  from  official 
travelers.  Moreover,  a  room  occupied  by  any  category  of  user  counts  towards  the 
guaranteed  level  so  that  personnel  on  leave,  retirees,  and  NIH  patients  will  all  count 
in  favor  of  the  Government.  The  chance  of  falling  below  the  occupancy  guarantee  is 
therefore  extemely  remote.  The  benefits,  however,  are  substantial.  An  occupancy 
guarantee  is  interpreted  by  the  financial  community  as  a  guaranteed  Government 
payment.  This  will  allow  the  contractor  to  finance  the  project  with  high-rated  bond 
financing  instead  of  conventional  mortgaging.  This  does  two  things.  First,  it  allows 
an  interest  rate  usually  four  percent  lower  and  second,  it  allows  100  percent 
financing  instead  of  75  or  80  percent.  These  two  advantages  substantially  lower  the 
contractor’s  debt  service  and  allow  him  to  offer  much  lower  room  rates.  (Table  2). 

NMCNCR  Bethesda  is  a  candidate  to  test  a  contract  without  Government 
guarantees.  The  contract  would  be  awarded  under  the  authority  of  10  U.S.C.  2667 
instead  of  2809.  Bethesda  would  be  a  good  site  to  test  10  U.S.C.  2667  since  the  other 
authorized  user  market  is  large  and  the  NIH  portion  can  be  fairly  easily  verified  by 
potential  offerors.  The  cost  of  this  test,  however,  amounts  to  a  higher  expected  room 
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TABLE  2 

ROOM  RATES  UNDER  VARIOUS  ASSUMPTIONS 


Assumptions 

1 

2 

3 

4 

5 

Guarantee  offered 

Yes 

Yes 

Yes 

Yes 

No 

Contract  term  (years) 

20 

20 

20 

20 

40 

Loan  period  (years) 

20 

20 

20 

20 

30 

NIH  Market  Captured  (%) 

0 

25 

40 

50 

40 

Size  of  facility  (rooms) 

287 

315 

332 

343 

332 

Expected  room  rate  ($) 

27 

26 

26 

24 

28 

Comparison  to  MILCON  (%) 

79 

82 

83 

82 

99 

SOURCE:  BQ  Analysis  System  (BAS)  Model 


rate.  The  net  present  value  of  this  higher  rate,  inflated  and  discounted  over  20 
years,  is  estimated  at  $3.5M.  The  Navy  must  weigh  this  expected  cost  against  the 
value  of  the  information. 

A  compromise  may  be  possible,  aowever,  by  issuing  a  two-tier  RFP.  The  first 
tier  would  request  proposals  for  a  20-year  contract  with  the  occupancy  guarantee. 
The  second  tier  would  request  proposals  for  a  40-year  contract  with  no  guarantees. 
The  RFP  would  make  it  clear  that  each  tier  would  be  evaluated  separately  and 
award  would  be  based  on  the  most  favorable  tier  proposed.  Comparison  of  the 
proposals  in  each  tier  would  provide  the  information  the  Navy  needs  to  compare  the 
merits  of  10  U.S.C.  2667  with  those  of  2809.  The  disadvantages,  however,  are  a  more 
complex  RFP  and  more  work  in  the  proposal  evaluation  phase.  Once  again,  the 
Navy  must  weigh  the  value  of  this  comparison  before  this  two-tier  approach  is 
pursued. 

Consideration  of  a  Conference  Center 

We  do  not  recommend  that  a  conference  center  be  included  in  this  project.  This 
conclusion  was  reached  after  an  in-depth  lo°k  at  the  supply  and  demand  of 
conference  space  in  the  Washington  D.C.  metropolitan  area. 

Initially,  the  prospects  of  a  successful  conference  center  at  NMCNCR  seemed 
good.  The  11  commands  on  the  base  currently  hold  2,235  meetings  per  year  in  the 
base's  16  conference  rooms,  classrooms,  and  auditoriums.  These  meetings  consume 
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200,474  person  meeting  days  per  year.  In  addition,  four  of  the  commands  regularly 
use  off-base  meeting  facilities  and  two  more  expect  to  in  the  future.  Across  the 
Rockville  Pike,  the  NIH  conference  center  holds  200  meetings  per  month,  far  higher 
than  Montgomery  County’s  average  of  72.  In  addition,  Federal  and  District  of 
Columbia  agencies  pay  for  off-site  meetings  amounting  to  122,749  person  meeting 
days  per  year. 

In  the  private  sector,  there  are  17  conference  or  meeting  facilities  in 
Montgomery  County  and  7  more  in  the  Washington  metropolitan  area.  These  are 
experiencing  a  64  percent  usage  level  -  higher  than  the  55  to  60  percent  industry 
average  and  indicative  of  a  shortage  of  conference  center  space  in  the  private  sector. 
Initial  indications,  then,  seemed  favorable  for  a  PPV  conference  center  at  NMCNCR 
to  serve  the  Government  and  be  subsidized  by  civilian  sector  use. 

Continued  study,  however,  revealed  some  serious  shortcomings  with  this 
scenario.  The  undercapacity  in  conference  space  has  been  noted  by  the  industry  and 
a  major  boom  is  underway  to  construct  facilities  which  will  increase  capacity  by  40 
percent  over  the  next  five  years.  Eleven  conference  centers  are  under  design  or 
contract.  Three  are  slated  for  Montgomery  County.  Two  of  these,  the  Traville 
Conference  Center  (200  rooms,  40,000  to  50,000  square  feet)  and  the  University  of 
Maryland  Executive  Conference  Center  (150  rooms,  65,000  square  feet),  are  due  to 
open  in  late  1989  or  early  1990.  The  third  is  the  huge  Marriott  Training  Center  (500 
rooms,  150,000  square  feet).  Two  others,  the  Marriott  at  Fairview  Park  (300  rooms, 
35,000  square  feet)  and  the  Westfields  International  Conference  Center  (345  rooms, 
30,000  square  feet)  are  also  large  facilities  and  due  to  open  in  early  1989.  Both  of 
these  are  targeted  at  Government  meetings  as  well  as  corporate  and  executive  ones. 
All  eleven  new  facilities  will  be  state-of-the-art  conference  centers  and  the  market  is 
about  to  become  extremely  competitive. 

At  NMCNCR,  a  25,000  square  foot  conference  facility  would  take  care  of  80  to 
85  percent  of  the  existing  and  future  demand  from  the  11  commands.  This  is  the 
industry's  minimum  economic  size.  Discussions  with  the  commands,  however, 
revealed  that  they  are  reluctant  to  pay  for  conference  or  meeting  space.  Of  the 
200,474  person  meeting  days  currently  used,  it  is  estimated  that  the  commands 
would  be  willing  to  pay  for  less  than  half,  even  at  rates  of  30  percent  of  market.  At 
those  rates  the  facility  would  not  be  profitable.  The  commands  either  cannot  afford 
to  pay  for  the  space  or  some  meetings,  such  as  local  award  ceremonies,  do  not  lend 
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themselves  to  a  conference  center.  Adding  the  expected  capture  rate  of  the  demand 
from  NIH  and  other  Federal  and  local  government  agencies  will  still  not  achieve  the 
usage  level  required.  The  most  favorable  economic  projection  occured  at  rates  set  at 
eighty  percent  of  market.  Even  at  these  rates,  however,  the  facility  did  not  break 
even  until  year  ten.  To  be  economically  viable,  then,  the  conference  center  would 
have  to  open  its  doors  to  the  private  sector  and  compete  in  an  environment  which  is 
about  to  become  extremely  competitive. 

A  conference  center  on  a  Naval  base,  however,  would  be  in  a  poor  position  to 
compete  with  those  in  the  private  sector.  The  need  to  give  priority,  sometimes  on 
short  notice,  to  Naval  needs  will  reduce  the  center's  customer  responsiveness  to  the 
private  sector.  Moreover,  to  be  competitive,  the  center  would  have  to  provide 
accomodations  for  out  of  town  conferees.  By  industry  standards  a  25,000  square  foot 
facility  needs  250  to  300  hotel  rooms  to  support  it.  These  rooms  would  have  to  be 
dedicated  to  conference  center  use  since  conferences  are  booked  months  and 
sometimes  years  in  advance.  Once  again,  however,  the  Navy's  requirement  to  have 
priority  of  rooms  for  transients  would  reduce  the  center's  customer  responsiveness. 
The  alternative  of  building  these  250  to  300  rooms  in  addition  to  the  240  rooms  the 
Navy  needs  would  produce  a  huge  facility.  Moreover,  because  of  slack  time  between 
conferences,  hotel  rooms  dedicated  to  conference  centers  are  completely  full  only  30 
to  35  percent  of  the  time.  Hotels  in  the  private  sector  try  to  overcome  this  low  usage 
by  offering  low  weekend  packages  and  off-season  specials  to  the  general  public,  none 
of  which  would  be  appropriate  for  a  Naval  base. 

Security  requirements  at  NMCNCR  would  also  reduce  customer 
responsiveness.  During  a  visit  by  the  President,  for  instance,  the  Secret  Service  may 
restrict  access  to  the  base,  especially  in  times  of  high  terrorist  activity.  Such 
restrictions  would  disrupt  any  conferences  and  not  be  good  advertising. 

Finally,  the  amenities  offered  by  a  NMCNCR  conference  center  could  not 
compete  with  those  in  the  private  sector.  Corporate  and  executive  conferees  expect 
swimming  pools,  fine  restaurants  and  other  amenities.  Although  there  are  ample 
food  and  beverage  facilities  on  NMCNCR,  they  are  not  targeted  for  the  conferee 
market. 

For  all  of  these  reasons,  a  conference  center  at  NMCNCR  would  not 
successfully  compete  in  the  area's  developing  conference  center  market.  Without  the 
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private  sector,  the  expected  demand  from  NMCNCR  commands,  NIH,  and  other 
agencies  of  the  Federal  Government  and  the  District  of  Columbia  would  not  be 
sufficient  to  support  a  conference  center. 

Consideration  of  a  Restaurant  and  Club 

We  do  not  recommend  that  a  restaurant  be  included  in  the  facility.  There  are 
currently  enough  on-base  food  and  beverage  facilities  to  serve  the  additional  demand 
that  would  be  generated  by  the  BOQ.  The  officers'  club  could  handle  the  visitors  who 
chose  to  eat  on  base,  and  enjoy  the  additional  revenues  without  taxing  its  capacity. 
In  fact  there  are  currently  six  food  and  beverage  facilities  on  base  which  provide  a 
variety  of  choices  and  adding  a  seventh  in  the  BOQ  would  not  be  cost  effective. 
Moreover,  closing  the  existing  officers'  club  and  including  the  function  in  the  new 
BOQ  would  also  not  be  cost  effective.  The  existing  facility  has  no  debt  burden  on 
NAF,  whereas  the  debt  burden  for  a  new  facility  would  be  born  by  higher  prices  or 
reduced  income  to  the  NAF.  Moreoever,  a  new  club  in  the  BOQ  would  have  to 
accommodate  both  the  officers’  and  enlisted  clubs  from  the  current  facility  since  the 
enlisted  club  alone  could  not  support  the  cost  of  operating  the  current  facility.  It  was 
assumed  that  an  enlisted  club  in  a  BOQ  would  not  be  desirable. 

Miscellaneous  Parameters 

The  term  of  the  facility  lease  should  be  twenty  years.  This  is  the  maximum 
allowed  under  the  authorizing  legislation  and  is  the  minimum  the  industry  would 
consider.  The  land,  however,  is  leased  to  the  contractor  under  different  legislation 
and  there  is  some  advantage  in  leasing  it  for  forty  years.  The  additional  twenty 
years  would  serve  as  a  good  faith  gesture  that  the  Government  has  a  need  for  BOQs 
beyond  the  twenty-year  contract  term.  These  additional  years  would  be  very 
lucrative  to  a  contractor  if  the  Government  renews  the  facility  lease  since  the 
building  will  already  be  amortized.  This  perception  should  encourage  lower  bids  on 
room  rates  as  offerors  weigh  the  risks  of  the  Government’s  future  needs. 

The  contractor  should  be  allowed  to  offer  any  room  in  the  BOQ  to  other 
authorized  users  if  it  has  not  been  reserved,  by  name  or  in  block,  by  the  Government 
within  21  days.  This  causes  little  inconvenience  to  the  Government  since  both  school 
and  patient  needs  are  known  well  in  advance  of  21  days.  It  allows  the  contractor, 
however,  the  stability  to  effectively  market  to  the  potential  OAU  customers. 
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SECTION  I 

INTRODUCTION  AND  SUMMARY  OF  FINDINGS 


This  study  sets  forth  an  assessment  of  the  market 
potentials  for  and  potential  net  operating  income  (NOI) 
available  from  a  conference  facility,  if  developed  at  the 
Bethesda  Naval  Hospital  Command,  Bethesda,  Maryland.  The  basic 
objective  of  this  study  is  to  determine  the  suitability  and 
susceptibility  of  such  a  facility  for  "third  party",  private 
financing. 

Specifically  examined  within  the  study  has  been: 

1.  The  potential  magnitude  and  characteristics  of 
conference  type  meeting  activity  currently  generated 
by  the  11  Commands  at  Bethesda  Naval  Hospital  (BNH) , 
including  their  frequency,  duration,  attendance 
characteristics,  and  current  practices  with  regard  to 
preferred/actual  meeting  venue  and  ability  to  pay. 

Concurrent  with  the  examination  of  on  base  potential 
user  demand  currently  captive  to  BNH,  parallel  market 
investigations  have  been  conducted  with  regard  to 
conference  type  meeting  demand  presently  and 
prospectively  generated  by  allied  medical  activities, 
notably  The  National  Institutes  of  Health  (NIH) . 

In  addition  to  the  above,  market  investigations  have 
also  been  conducted  in  the  potential  level  of 
conference  type  demand  generated  by  other  Federal 
agencies  in  Montgomery  County  and  lastly  by 
prospective  civilian  users. 

2.  In  concert  with  market  demand  investigations,  careful 

consideration  has  been  given  to  the  current  inventory 
of  existing  and  planned  competitive  conference 
facilities  at  three  geographic  levels:  (1)  lower 

Montgomery  County,  in  proximity  to  the  BNH,  (2)  the 
balance  of  Montgomery  County,  and  (3)  the  remainder  of 
the  Suburban  Washington  Metropolitan  area. 

Detailed  profiles  of  existing  and  planned/proposed 
conference  facilities  have  been  prepared  and 
evaluated,  including  physical  characteristics  (size, 
meeting  room  complement,  etc.),  level  of  service  .nd 
pricing,  current  user  profiles,  and  the  like. 
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3.  Based  on  the  scale  of  potential  demand  and  the  supply 
outlook  for  competitive  conference/meeting  facilities, 
demand  projections  for  conference  type  facility  at 
BNH,  at  three  specific  pricing  levels  (at  market,  at 
80  percent  of  market,  and  at  30  percent  of  market) 
have  been  formulated.  These  pricing  levels  reflect 
current  policies  and  practices  with  regard  to  priority 
commitments  for  utilization  of  BNH  meeting 
facilities,  and  practices  for  budgeting  and 
contracting  for  offsite  facilities,  the  nature  and  use 
of  conference  type  facilities,  and  the  outlook  for 
increased  conference  type  meeting  activities, 
specifically  by  those  BNH  commands  currently  using 
off-base  civilian  conference  facilities  as  well  as 
current  practices  and  policies  of  neighboring  NIH. 

4.  Lastly,  a  projection  of  potential  annual  net  operating 
revenues  (NOI) ,  annual  operating  revenues,  less  annual 
operating  expenses,  over  a  ten  year  period  has  been 
prepared,  reflecting  prospective  demand  levels  at 
three  pricing  tiers,  and  annual  direct  operating 
costs  associated  with  the  level  of  prospective  demand. 


Not  considered  as  part  of  the  study  has  been  specific 
physical  charac-c _ istics  and  configuration  of  a  conference 
facility,  if  developed  at  BNH  Command.  However,  for  the 
purposes  of  analyzing  prospective  levels  of  demand  and 
associated  net  operating  revenue  characteristics,  a  facility  on 
the  order  of  the  size  of  25,000  gross  square  feet  has  been 
utilized.  This  size  of  facility  would  accommodate  approximately 
80-85  percent  of  the  existing  and  prospective  demand  levels 
directly  required  by  Commands  at  BNH,  at  all  pricing  levels,  as 
well  as  is  a  threshold  size  of  competitive  civilian  conference 
facilities,  based  on  existing  and  currently  planned  facilities. 
In  addition,  this  study  does  not  address  ownership  or  management 
of  such  a  facility,  if  developed  at  BNH. 


Findings  and  Conclusions 


The  principal  findings  and  conclusions  from  this 
assessment,  are  as  follows: 

1.  Presently,  only  four  commands  at  Bethesda  Naval 
Hospital,  currently  require  and  regularly  use,  off- 
base  civilian  conference  facilities,  chiefly  in 
available,  proximate  hotels  in  lower  Montgomery 
County  and  the  Xerox  Training  Center  in  Loudoun 
County,  Virginia.  Off-base  demand  utilization  by 
these  Commands  reflects  the  lack  of  available 
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competitive  space  present  at  BNH  as  well  as  the  level 
of  utilization  currently  associated  with 
conference/classroom  type  meeting  room  facilities 
currently  available  at  BNH. 

At  present,  six  commands  at  BNH  have  foreseeable  off- 
base  conference/meeting  requirements,  annually.  In 
depth  interviews  with  all  commands,  indicate  a 
variable  level  of  foreseeable  growth  and  demand,  both 
in  the  number  of  meetings  as  well  as  attendance  at 
these.  In  some  cases,  off-base  conference  meeting 
requirements  are  generated  by  the  lack  of  available  or 
adequately  sized  meeting  facilities  at  BNH. 

Not  considered  within  the  scope  of  this  study  has  been 
the  level,  type,  and  frequency  of  conference  type 
meeting  requirements  at  other  Navy  commands,  in  the 
Greater  Washington  Metropolitan  area.  At  present, 
there  is  no  unified  or  single  source  of  information  on 
the  nature  of  conference  type  meeting  activities 
generated  by  other  Navy  commands  in  the  greater 
Washington  Metropolitan  area.  In  principle,  however, 
these  could  be  "captive"  to  a  conference/meeting 
facility,  if  developed  at  BNH. 

2.  A  substantial  amount  of  "meeting  activity",  per  se, 
currently  occurs  at  BNH.  A  majority  of  these  meetings 
occur  in  on-base  facilities  (e.g. ,  conference  rooms, 
class  rooms,  and  auditoriums) .  Existing  meeting 
facilities  at  BNH  currently  evidence  a  relatively  high 
level  of  utilization.  There  is,  however,  no 
centralized  coordination  of  meeting  need  requirements 
and  available  meeting  space  at  BNH,  at  present.  As  a 
result,  there  are  policies  and  practices  for  booking 
and  reserving  conference  type  meeting  space  which  vary 
by  the  command  controlling  the  applicable  space;  in 
part,  this  also  influences  current  utilization 
patterns,  according  to  surveys  conducted  during  this 
study.  As  a  matter  of  general  policy,  existing 
conference/meeting  space  is  generally  used,  if  and 
when  available,  as  there  is  no  direct  cost  associated 
with  use  of  this  space. 

3.  A  similar,  though  not  identical  level  of  demand 
patterns  are  evidenced  from  the  National  Institutes  of 
Health  (NIH)  .  In  general,  conference  meeting 
activities  are  generally  accommodated  onsite,  except 
where  such  space  is  not  available  or  size  capacity 
constraints  exist.  In  these  cases,  NIH  offsite 
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conferences  are  generally  budgeted  for  and  committed 
to  well  in  advance.  A  critical  consideration  in  NIH 
needs  and  requirements  for  conference  type  meeting 
space  is  proximate  hotel  rooms. 

A  substantial  level  of  conference  type  meeting 
activity  presently  occurs  by  federal  agencies  located 
in  Montgomery  County  as  well  as  civilian  corporations 
and  civic  type  groups.  In  general,  however,  these 
meetings  require  an  inventory  of  adequate  to  higher 
quality,  overnight  hotel  accommodations,  as  attendees 
at  these  conferences  are  drawn  from  beyond  the 
Washington  Metropolitan  area  and  stay  several  days. 
Without  a  "committable"  inventory  of  proximate  or 
adjacent  hotel  rooms,  it  is  unlikely  that  this 
category  of  users  would  be  drawn  to  a 
conference/meeting  type  facility  at  BNH . 

4.  At  present,  there  are  13  conference/meeting  facilities 
presently  located  in  lower  Montgomery  County  and  an 
additional  5  are  in  the  remainder  of  Montgomery 
County.  Of  those  presently  located  in  Montgomery 
County,  only  two  (NIH  and  National  Bureau  of 
Standards)  do  not  have  hotel  room  accommodations.  In 
addition  to  conference/meeting  facilities  presently  in 
Montgomery  County,  there  are  another  6  major 
convention/conference  oriented  hotels,  in  the  balance 
of  the  Suburban  Washington  Metropolitan  area. 

All  existing  conference/meeting  facilities  throughout 
the  Suburban  Washington  Metropolitan  area  are 
presently  operating  at  relatively  high  occupancy 
level.  All  report  an  intent  to  reduce  the  level  of 
their  "government  business",  in  favor  of  higher  rate 
paying  civilian  customers.  Further,  in  most  cases 
hotels  providing  conference/group  meeting  facilities 
provide  this  space  at  no  or  low  cost,  if  a  sufficient 
number  of  hotel  rooms  are  booked  concommitant  with  the 
use  of  the  conference/meeting  space  in  their 
properties . 

A  substantial  number  of  new  conference/meeting 
facilities  .are  presently  planned  or  proposed  to  open, 
throughout  the  Suburban  Washington  Metropolitan  area 
in  the  next  five  years.  As  shown  below,  a  total  of  11 
facilities,  are  on  the  "dre  ving  boards",  with  3  to  be 
located  in  Montgomery  County,  of  which  2  are  expected 
to  be  open  in  1989. 
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SUMMARY  OF  PLANNED  AND  PROPOSED 
CONFERENCE  AND  MEETING  FACILITIES 


Geographic  Area 

1989 

1990 

1991  + 

Nurber 

Square 

Feet 

Number 

Square 

Feet 

Nunber 

Square 

Feet 

Montgomery  County 

_2 

110.000 

_  _ 

J. 

150.000 

2 

110,000 

-- 

-- 

1 

150,000 

Other  Suburban  Washington,  D.C. 

Metro  Area 

_1 

30.000 

_2 

70.000 

_4 

NA 

Total 

3 

140,000 

2 

70,000 

5 

NA 

Source:  GA/Partners  Incorporated  Survey,  January  1988. 


All  presently  proposed  conference/meeting  facilities 
are  to  be  highly  competitive  and  are  proposed  to 
contain  a  larger  complement  of  meeting  room/ 
conference  space  than  is  generally  available  at 
existing  competitive  conference/meeting  facilities  in 
the  Suburban  Washington  Metropolitan  area.  In 
addition,  all  are  to  contain  a  substantial  complement 
of  overnight  hotel  rooms,  committable  to  conference/ 
meeting  customers. 

5.  On  an  annual  revenue  to  cost  basis,  a  conference  type 

facility,  if  located  at  the  BNH,  would  not  likely  be 

profitable,  at  any  of  the  three  pricing  tiers 

examined  in  this  study.  At  "market  rate"  pricing,  a 
free  standing,  conference  center  at  BNH,  would  be 
unable  to  generate  a  sufficient  level  of  occupancy  to 
reach  a  "breakeven",  against  fixed  operating  costs. 
At  lower  pricing  tiers,  occupancy  and  utilization  of 
such  a  facility  would  rise  in  one  case  dramatically; 
however,  annual  revenues  would  be  insufficient  to 
offset  fixed  and  variable  annual  operating  costs, 
before  debt  service. 

The  basic  conclusion  of  this  study  is  that  within  the 

parameters  specified,  a  conference  facility,  particularly  a 
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freestanding  conference  facility,  at  BNH,  would  not  be  feasible 
nor  suitable  for  third  party  financing.  A  significant  issue 
here,  not  examined  within  the  scope  of  this  study,  is  the 
extent  to  which  there  are  other  "captive"  conference/meeting 
activities  associated  with  all  Navy  commands,  located  in  the 
Greater  Washington  Metropolitan  area  that  could  be  directed  at 
such  a  facility  at  the  BNH  so  as  to  assure,  with  a  high  degree 
of  probability,  a  volume  of  annual  meeting  demand,  at  or  near 
market  rates,  which  would  justify  and  cover  not  only  annual 
operating  expenses  but  potential  debt  service  associated  with 
such  a  facility. 

It  is  a  basic  conclusion  of  this  study  that  market 
conditions  for  conference/meeting  facilities,  in  the  years  to 
come,  will  continue  to  be  extremely  competitive.  This  market 
context,  in  our  opinion  does  not  singularly  eliminate  the  need 
for  and/or  desireability  of  such  a  facility  at  BNH.  If  there 
are  compelling  internal  Navy  requirements,  whether  for  matters 
of  convenience,  security,  or  operational  efficiency  to  utilize, 
on  a  priority  and  high  frequency  basis,  a  dedicated 
conference/meeting  facility,  such  a  facility  at  BNH  could  be 
conceivably  profitable,  on  its  own  merits. 
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SECTION  II 

OF  COMPETITIVE  CONFERENCE  FACILITIES 


SECTION  II 

A  PROFILE  OF  COMPETITIVE  CONFERENCE  FACILITIES 
THE  SUBURBAN  WASHINGTON  METROPOLITAN  AREA 


This  section  sets  forth  a  view  and  profile  of  the  size, 
nature,  and  characteristics  of  existing  and  planned/proposed 
conference/meeting  facilities  in  the  Suburban  Washington 
Metropolitan  area.  Detailed  characteristics,  by  facility  are 
contained  in  Appendix  A,  of  this  report. 


Profile  of  Existing  Facilities 

Table  1  summarizes  existing  conference/meeting  facilities 
in  three  geographic  tiers  throughout  the  Suburban  Washington 
Metropolitan  area:  (1)  lower  Montgomery  County,  (2)  the  balance 
of  Montgomery  County,  and  (3)  the  remainder  of  the  Suburban 
Washington  Metropolitan  Area.  In  total,  there  are  19  existing 
conference/meeting  facilities  presently  in  Montgomery  County. 
The  majority  of  these  facilities  (13  out  of  19)  are  in  lower 
Montgomery  County,  proximate  to  the  Bethesda  Naval  Hospital 
(BNH) . 


Table  1  SUMMARY  PROFILE 

EXISTING  CONFERENCE /MEET IMG  FACILITIES 
SUBURBAN  WASHINGTON  METROPOLITAN  AREA 


Avai lable 

Nurtoer  of 

Overnight 

Annual 

Location/Name 

Rooms 

Caoaci tv 

Rooms 

Occupancy 

lower  Montgomery  Coin  tv 


1. 

American  College  of  Cardiology 

8 

293 

-- 

80% 

2. 

Bethesda  Holiday  Inn 

12 

1,453 

270 

60% 

3. 

Bethesda  Marriott 

13 

1,055 

397 

80% 

4. 

Bethesda  Ramada 

6 

400 

163 

NA 

5. 

Guest  Quarters 

5 

290 

187 

35% 

6. 

Bethesda  Hyatt 

14 

1,740 

380 

75% 

7. 

linden  Hill  Hotel  and  Racquet  Club 

8 

515 

256 

52% 

a. 

NIH 

11 

405 

-- 

NA 

9. 

National  4-H  Center 

18 

1,565 

254 

65% 

10. 

Holiday  Inn 

3 

525 

227 

NA 

11. 

Rockwood  Manor  Park 

4 

123 

19 

50% 

12. 

Holiday  Inn  -  Silver  Spring 

5 

1,100 

229 

65% 

13. 

Sheraton  Irm  -  NU 

12 

1,170 

293 

NA 

Average 

19 

814 

243 

64%  est. 
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Table  1  (Continued) 


SUMMARY  PROFILE 

EXISTING  CONFERENCE/MEETING  FACILITIES 


Nurber  of 

Location/Name  Rooms 

Cacao f  tv 

Overnight 

Rooms 

Annual 

Occupancy 

Ucoer  Montgomery  Couitv 

14. 

Sheraton  Potomac 

6 

370 

177 

SOX 

15. 

Ramada  Hotel  •  Rockville 

10 

1,500 

166 

50X 

16. 

Holiday  Inn  -  Crown  Plaza 

13 

1,675 

309 

45X 

17. 

Holiday  Inn  -  Gaithersburg 

11 

632 

316 

60X 

18. 

Gaithersburg  Marriott 

4 

395 

302 

60X 

19. 

National  Bureau  of  Standards 

10 

1,538 

-- 

NA 

Average 

9 

837 

246 

50X 

Other  Suburban  Washington  Metro  Area 

1. 

Center  for  Adult  Education,  College  Park,  MD 

20 

NA 

105 

40X 

2. 

Raddison  •  Mark  Plaza,  Alexandria,  VA 

21 

1,974 

72 

60X 

3. 

Xerox  Training  Center,  Leesburg,  VA 

60 

NA 

930 

87X 

4. 

Marriott  -  Dulles  Marriott,  Chantilly,  VA 

16 

1,450 

375 

NA 

5. 

Sheraton  International  Conference  Center,  Reston,  VA 

18 

2,100 

302 

50X 

6. 

Sheraton  Tysons  Comer,  Vienna,  VA 

25 

3,400 

455 

NA 

Average 

27 

2,231 

373 

49X 

Source:  GA/Partners  Incorporated  Survey,  January  1988. 


On  average,  existing  conference/meeting  facilities  in  lower 
Montgomery  County  are  principally  in  hotels  and  contain  19 
meeting  rooms,  have  the  capacity  to  accommodate  814  attendees, 
and  have  243  available  overnight  (i.e.,  hotel)  rooms.  Occupancy 
levels  at  existing  facilities  in  lower  Montgomery  County  are 
relatively  high  —  an  estimated  64  percent.  The  largest 
facilities  in  lower  Montgomery  County  are:  (1)  The  National  4-H 
Center  with  18  separate  meeting  rooms,  an  overall  capacity  to 
accommodate  1,565  attendees,  and  254  available  overnight  rooms 
and  (2)  the  Bethesda  Hyatt  with  14  separate  meeting  rooms,  an 
overall  capacity  to  accommodate  1,740  attendees  and  380 
overnight  rooms.  The  only  conference/meeting  facilities  without 
overnight  accommodations  are  the  American  College  of  Cardiology 
and  NIH  in  lower  Montgomery  County  and  the  National  Bureau  of 
Standards  in  upper  Montgomery  County. 
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Conference/ineeting  facilities  currently  available  in  the 
balance  of  Montgomery  County,  are  in  6  hotel  properties,  with  an 
average  of  9  meeting  rooms,  with  an  overall  average  capacity  of 
837  attendees,  per  meeting  and  with  246  overnight  hotel  rooms. 
Recent  occupancy  levels,  at  facilities  in  this  area  of 
Montgomery  County  are  slightly  below  competitive  facilities  in 
lower  Montgomery  County,  at  an  estimated  50  percent. 

There  are  6  other  major  conference/meeting  facilities, 
principally,  but  not  exclusively  hotel  properties  that  have  been 
identified  as  competitive,  conference/meeting  in  the  remainder 
of  the  Suburban  Washington  Metropolitan  area.-i/  These 
facilities  have  on  average  27  of  meeting  rooms.  The  Xerox 
Training  Center,  in  Leesburg  Virginia  is  the  largest  of  these 
competitive  conference/meeting  facilities,  with  60  meeting  rooms 
and  a  capacity  of  over  900  attendees. 

On  average,  these  facilities  can  accommodate  a  capacity  of 
2,731  attendees,  with  the  Sheraton  Tysons  Corner  reporting  the 
highest  capacity  at  3,400  attendees,  within  available  meeting 
space.  All  have  a  complement  of  available  overnight  rooms,  with 
the  Xerox  Training  Center  the  largest  with  930  overnight  rooms. 

Table  2  summarizes  the  "user  profile"  and  meeting  mix 
presently  occurring  at  existing  conference  and  meeting 
facilities . 

Of  the  existing  conference/meeting  in  Montgomery  County, 
their  facilities  average  72  meetings,  a  month.  The  highest 
reported  level  of  annual  monthly  meetings  is  at  NIH  (200  per 
month),  followed  by  the  Bethesda  Marriott  (160  per  month),  and 
the  Bethesda  Ramada  (110  per  month). 


Conference/meeting  facilities  in  the  District  of  Columbia, 
predominantly  major  convention  hotels,  and  the  Washington 
Convention  Center  have  not  been  considered  in  the  study. 
Generally  major  meeting  facilities  in  the  District  of 
Columbia  are  oriented  toward  large  scale  conventions 
(i.e.,  attendance  in  excess  of  1,500  delegates  and,  in  seme 
cases,  requiring  substantial  flat  floor,  exhibit  space) . 
At  present,  suburban  conference/meeting  facilities  because 
of  size  and  meeting  orientation  of  user  are  not  generally 
competitive  with  convention  oriented  hotel  properties  in 
the  District  of  Columbia. 


II-3 


Table  2 


SUMMARY  OF  USSR  CHARACTERISTICS  AND  MIX 
EXISTING  CONFERENCE /MEETING  FACILITIES 
SUBURBAN  WASHINGTON  METROPOLITAN  AREA 


Location/Name 

Average  No.  of  Average  No.  of 

Meetinqs/Month  Attendees/Meetinq 

Association 

User  Mix 

CorDorate  Government 

SMERF-/ 

Montgomery  Cointv 

American  College  of  Cardiology 

5 

30 

60% 

20% 

20% 

0 

Sethesda  Holiday  Inn 

NA 

30 

10% 

20% 

40% 

30% 

Sethesda  Marriott 

160 

20 

5% 

60% 

20% 

15% 

Bethesda  Ramada 

110 

35 

10% 

40% 

30% 

20% 

Guest  Quarters 

90 

25 

3% 

60% 

15% 

22% 

Hyatt  Regency-Bethesda 

60 

60 

10% 

40% 

30% 

20% 

Linden  Hill  Hotel  and  Racquet  Club  18 

40 

5% 

20% 

50% 

15% 

NIH 

200 

35 

10% 

0 

80% 

10% 

National  4-H  Center 

20 

100 

25% 

0 

35% 

40% 

Holiday  Inn  -  Chevy  Chase 

80 

20 

10% 

30% 

30% 

30% 

Rockwood  Manor  Park 

12 

40 

5% 

25% 

20% 

50% 

Holiday  Im  -  Silver  Spring 

75 

30 

10% 

40% 

30% 

20% 

Sheraton  Inn  -  Uashington,  N.U. 

NA 

NA 

NA 

NA 

NA 

NA 

Sheraton  Potomac  Im 

70 

40 

10% 

50% 

25% 

15% 

Ramada  •  Rockville 

60 

30 

0 

60% 

20% 

20% 

Holiday  Im  Croun  Plaza 

NA 

45 

5% 

70% 

15% 

10% 

Holiday  Im  -  Gaithersburg 

50 

60 

10% 

60% 

10% 

20% 

Harriott  *  Gaithersburg 

NA 

30 

5% 

30% 

15% 

40% 

National  Bureau  of  Standards 

NA 

NA 

NA 

NA 

NA 

NA 

Average 

72 

39 

11% 

37% 

29% 

23% 

Other  Suburban  Uashington.  O.C.  Metro 


Center  for  Adult  Education 

University  of  Maryland 

200 

30 

15% 

50% 

20% 

15% 

Raddi son- Pa ■■k  Plaza 

60 

100 

10% 

55% 

25% 

10% 

Xerox  Training  Center 

80 

30 

5% 

20% 

65% 

10% 

Marriott  -  Oulles  Airport 

NA 

NA 

NA 

NA 

NA 

NA 

Sheraton  Int'l  Conf.  Ctr.,  Reston, 

VA  90 

40 

5% 

75% 

10% 

10% 

Sheraton  Tysons  Corner 

NA 

NA 

NA 

NA 

NA 

NA 

Average 

108 

50 

9% 

50% 

30% 

11% 

-1  Social,  Military,  Education,  Religious,  and  Fraternal. 
Source:  GA/Partners  Incorporated  Survey,  January  1988. 
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Within  Montgomery  County,  meeting  size  of  existing 
competitive  facilities  is  generally  small  —  an  average  of  39 
attendees,  per  meeting.  The  National  4-H  Center  reports  a 
substantially  higher  average  attendance  —  100  attendees  per 

meeting. 

The  mix  of  meeting  users  is  divided  into  four  categories 
as  shown  on  Table  2.  Corporate  users  constitute,  at  competitive 
conference/meeting  facilities  in  Montgomery  County,  the  largest 
source  of  meeting  activity  at  37  percent  of  annual  meeting 
activity.  Government  and  SMERF  user  account  for  the  next 
largest  components  of  the  existing  user  mix  at  competitive 
conference/meeting  facilities  in  Montgomery  County  at  29  percent 
and  23  percent,  respectively.  Associations  account  for  over  11 
percent  of  the  user  mix  at  competitive  facilities  in  Montgomery 
County,  at  present. 

The  user  mix  profile  at  competitive  conference/meeting 
facilities  in  the  balance  of  the  Suburban  Washington 
Metropolitan  area  is  more  heavily  weighted  to  corporations  which 
account  for  50  percent  of  the  users  at  these  facilities. 
Government  users  account  for  another  30  percent  and  SMERF  and 
association  users  account  for  the  remainder,  at  ll  percent  and  9 
percent,  respectively. 

Conference/meeting  facilities  in  the  remainder  of  the 

Suburban  Washington  Metropolitan  area  achieve  a  slightly  higher 
level  of  monthly  meeting  activity  and  attendance,  per  meeting. 
On  average,  these  facilities  attract  108  meetings  per  month, 
with  the  Center  for  Adult  Education  at  the  University  of 
Maryland  substantially  exceeding  the  competitive  inventory 
average,  with  200  meetings,  per  month. 

The  average  number  of  attendees,  per  meeting  at  the  six 

competitive  conference/meeting  facilities  in  the  remainder  of 
the  Washington  Metropolitan  area  is  50  attendees,  with  the 
Raddison-Mark  Plaza  attracting  the  highest  average 

conference/meeting  size,  at  an  average  of  100  attendees,  per 

meeting.  The  overall  user  mix  at  these  facilities  is  weighted 
to  corporate  and  government  users,  government  accounts  for  30 
percent  of  the  user  mix  and  corporate  users  for  50  percent  of 
the  user  mix. 
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Table  3 


PLANNED  AND  PROPOSED  CONFERENCE  FACILITIES 
SUBURBAN  WASHINGTON  METROPOLITAN  AREA 


1988  AND  SEYONO 


Facility  Characteristics 

Locatioo/Name 

Planned 

Opening 

Date 

No.  of 

Hotel 

Rooms 

Site  of 

Meeting 

Facility 

No.  of 

Meet i ng 

Rooms 

Market  Orientation 

Montgomery  Couitv 

Traville  Conference  Center 

1990 

200 

40,000  - 
50,000  s.f. 

20-25 

Executive/Corporate 

University  of  Maryland,  Executive 

Conference  Center 

1990 

ISO 

65,000  s.f. 

NA 

Corporate/Government 

Marriott  Training  Center 

NA 

500 

150,000  s.f. 

NA 

In-house  Training 

Other  Siixirban  Washington.  D.C.  Metro  Area 

Westfields  International  Conference 
Center,  Chantilly,  VA 

3/89 

345 

30,000  s.f. 

30 

Torporate/Executive 

Marriott  -  Fairview  Park,  Fairfax,  VA 

1/89 

300 

35,000  s.f. 

2/ 

Corporate/ Government 

Executive  Conference  Center  -  Lansdowne 

Leesburg,  VA 

3/90 

300 

35,000  s.f. 

2/ 

Corporate/Execut ive 

Reston  Town  Center 

1990 

500 

25,000  s.f. 

NA 

Corporate/Executive 

RTJ  International  Hotel  and  Conference 
Center,  Prince  Ui lliam,  VA 

1992 

2/ 

2/ 

2/ 

2/ 

Rouse  and  Associates,  Davidsonvi  l  le, 

1991 

300 

2/ 

2/ 

Corporate/Resort 

Laurel  Hotel  and  Conference  Center 

Laurel,  MO 

1992 

2/ 

2/ 

2/ 

Corporate/Resort 

Bowie  Town  Center  Hotel  and  Conference 

Center,  Bowie,  MO 

1993+ 

3 

2/ 

2/ 

2/ 

y  10  miles  outside  of  Annapolis.  Technically  not  within  the  Washington  Metropolitan  area. 

Either  not  known,  not  available  for  release  or  not  yet  decided. 

Source:  GA/Partners  Incorporated,  January  1988. 
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Profile  of  Planned  and  Proposed  Conference  Facilities 


Conference/meeting  facilities  are  "coming  of  age"  in  the 
Suburban  Washington  Metropolitan  area.  As  shown  on  Table  3,  a 
total  of  11  facilities  have  been  publicly  announced  for  opening 
between  1989  and  1993. 

Three  of  these  facilities  are  proposed  to  open  in 
Montgomery  County  by  1990  or  later.  Of  the  facilities  proposed 
to  come  online  in  Montgomery  County,  two  are  currently  targeted 
to  open  in  1990  and  are  planned  to  have  a  substantial  inventory 
of  meeting  facilities  (+40,000  square  feet)  and  between  150-200 
hotel  rooms.  Later  in  the  1990's,  the  Marriott  Corporate 
Training  Facility,  with  a  proposed  500  hotel  rooms  and  150,000 
square  feet  of  conference/meeting  space  is  scheduled  to  open. 

In  the  near  term,  2  facilities  are  proposed  to  come  online 
in  1989  in  Suburban  Northern  Virginia  —  Westfields 
International  Conference  Center  and  a  Marriott  property  at 
Fairview  Park.  Both  these  facilities  are  currently-  planned  to 
contain  300  or  more  hotel  rooms  and  30,000  square  feet  more  of 
meeting  room  facilities.  Both  are  targeted  to  corporate/ 
executive  or  government  meetings.  Another  highly  competitive 
facility  has  also  been  announced  to  open  in  Loudoun  County,  the 
Executive  Conference  Center  at  Lansdowne?  this  facility  is 
proposed  to  open  in  the  spring  of  1990  and  is  to  contain  3  00 
hotel  rooms  and  35,000  square  feet  of  meeting  facilities, 
principally  oriented  towards  the  corporate/executive  markets. 
Another  major  new  facility  has  also  been  announced  for  the 
Reston  Towne  Center,  to  open  in  1990,  with  500  hotel  rooms  and 
25,000  square  feet  of  meeting  space,  also  targeted  to  the 
corporate/executive  markets. 

Lastly,  four  other  facilities  have  been  "announced"  to 
open  in  the  mid  1990s.  Specific  characteristics  of  these 
facilities,  at  this  time,  are  either  not  well  formulated  or  not 
available  for  publication. 
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SECTION  III 

CONFERENCE  CENTER  DEMAND  POTENTIALS 


This  section  examines  existing  and  prospective  user  demand 
for  a  conference/meeting  facility  at  the  BNH ,  at  a  number  of 
"grains".  For  the  purpose  of  this  study,  indepth  interviews  of 
the  11  BNH  Commands,  have  been  and  conducted;  these  surveys 
included  coverage  of  conference/meeting  requirements,  on-  and 
off-base  as  well  as  the  characteristics  of  these  meeting 
facilities,  covering  size,  duration,  frequency,  and  specialized 
support  requirements. 

Parallel  to  the  investigations  and  analysis  of  potential 
demand  "captive"  to  BNH  commands,  surveys  and  interviews  have 
been  conducted  with  other  potential  users,  including: 

National  Institutes  of  Health; 

Federal  agencies  in  suburban  Washington,  D.C.;  and 

Corporate/civilian  potential  users. 

Conference/Meeting  Demand  at  BNH 
Presently  and  Prospectively 

The  central  focus  on  potential  demand  for  conference/ 
meeting  facilities  initially  has  been  the  needs  and 
requirements  of  the  existing  11  Commands  at  BNH.  Detailed 
interviews  were  conducted  with  designated  representatives  of 
each  Command.-^ 

Of  the  11  BNH  commands,  only  5  indicated  current  use  of 
off-base  conference  facilities.  The  remaining  7  commands 
presently  do  not  have  off-base  conference/meeting  requirements, 
due  to  the  nature  of  the  command  (e.g.,  COM,  STAFF  Education  and 
Training,  and  NMCNCR)  or  they  are  presently  served  by  off-base 
facilities,  because  of  cost  factors  or  the  availability  of 
existing  space  to  meet  their  needs. 

Of  the  11  commands,  6  expressed  a  prospective  need  for  new, 
on-site  meeting  facilities,.  either  to  accommodate  meeting 
functions,  now  presently  held  off-base  or  to  accommodate 
meetings  now  held  on-base,  yet  projected  to  outgrow  existing 


1/  Refer  to  Appendix  B  for  identification  of  the  Commands 
surveyed  and  the  scope  and  content  of  the  survey 
questionnaire,  as  well  as  specific  personnel  contacted. 
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facilities.  These  future  are  requirements  summarized  in  Table  4 
below,  by  command. 

Table  4  RELATIONSHIP  OF  PRESENT  OFF-SITE  USE 

TO  DEMAND  FOR  NEW  FACILITY 


Present  Use  of  Projected  Use 

Off-Site  Conference  of  New 


Command 

Facilities 

_17 

On-Site  Facilitv-27 

NMRI 

No 

<33% 

NHSETC 

Yes 

33-50% 

AFFRI 

Yes 

33-50% 

USUHS 

Yes-27 

<33% 

R&D 

Yes 

75-100% 

NSHS 

Yes 

100% 

Usage  pattern  based  on  survey  regarding  use  of  meeting 
facilities  during  the  previous  year: 

Projected  use  is  based  on  the  following  description:  "well 
managed,  .  .  .  nearby  overnight  housing  accommodations , 

located  proximate  to  your  office,  with  a  price  comparable 
to  conference  facilities  presently  patronized." 

Minimal  and  erratic  use  demonstrated. 

Source:  GA/Partners  Survey,  January  1988. 

The  level  and  type  of  off-base  conference/meeting 
requirements  presently  utilized  that  could  potentially  be 
"transferred"  to  a  conference/meeting  facility  at  BNH  as 
reported  by  the  6  commands,  is  summarized  in  Table  5,  below. 

Table  5  SUMMARY  OF  PROJECTED  MEETING  PATTERNS 

A  NEW  ON-BASE  CONFERENCE  FACILITY 
BETHESDA  NAVAL  HOSPITAL  COMMANDS 


1/ 

27 

2/ 


Number  Level  of  Number  of 

Command  Meetings /Year  Expected  Use  Person  Meeting  Davs 

NMRI  16 

NHSETC  12 

AFFRI  10 

USUHS  16 

R&D  9 

USES  14. 

Total  77  57%  19,533 

Source:  GA/Partners  Survey,  January  1988. 


33% 

241 

51% 

6, 324 

42% 

498 

33% 

639 

81% 

1,751 

100% 

10 . 080 
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Reported  future  meeting  requirements  vary  moderately  in 
the  total  number  of  meetings  among  the  6  commands,  with  R&D 
requiring  the  least  (9  meetings)  and  NSHS  the  most  (14 
meetings) .  More  significantly,  the  reported  expected  level  of 
use  and  the  attendance  patterns  varies  significantly,  as  shown 
in  Table  5.  For  example,  NSHS  with  14  annual  potential  off-base 
meetings,  would  likely  use  a  conference/meeting  facility  at  BNH , 
if  available,  and  generate  10,880-person  meeting  days-2/.  At  the 
other  extreme,  NMRI  with  16  potential  off-base  conference/ 
meetings  per  year,  would  only  expect  to  use  a  conference/ 
meeting  facility  at  BNH,  if  available,  for  about  one-third  of 
the  their  expected  off-base  meetings;  this  would  only 
potentially  generate  241  "person  meeting  days". 

Lastly,  the  function,  purpose,  and  orientation  of  meeting 
requirements  of  the  BNH  commands  varies  significantly,  as  shown 
below,  and  comprises  a  wide  range  of  meeting  activities.  Most 
significantly,  "conferences/meetings",  in  general,  at  BNH  have 
as  the  core  element  training  function.  This  suggests  that  in 
addition  to  the  manner  in  which  "business  is  done" ,  at  present 
among  the  11  commands,  that  they  may  be  a  mismatch  between  the 
type  of  meeting  space  presently  available  at  BNH  and  user 
requirements. 


_ Type _  Percent 

Management/Planning  24% 

Educational  Seminars  23% 

Training  21% 

Program  Reviews  13% 

Reward  Ceremonies  8% 

Technical  Working  Groups  7% 

"Other"  4% 

Total  100% 


As  part  of  the  surveys  of  the  11  BNH  commands,  has  been  an 
effort  to  scale  and  measure  existing  meeting  patterns.  Though 
not  part  of  the  scope  of  this  study,  a  brief  "snapshot"  of  the 
utilization  patterns  of  present  on-base  meeting  facilities  has 
been  made  and  is  arrayed  in  Table  6.  As  shown  in  Table  6,  the 


For  the  purpose  of  this  study  "person  meeting  dates"  is 
used  as  the  common  denominator  to  reach  market  revenue 
potentials  in  the  financial  analysis,  subsequently  reviewed 
in  Section  IV. 
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daily  usage  of  existing  meeting  or  conference  facilities  at  BNH 
is  relatively  high;  "reported"  hourly  usage,  for  most  facilities 
is  well  below  daily  usage,  based  on  available  informac*.  c  .. 


Table  6 


SPACE  UTILIZATION 
EXISTING  MEETING  FACILITIES 
BETHESDA  NAVAL  HOSPITAL 


Meeting/ 
Conference  Room 

Auditorium  Space 

NSHS  Auditorium 
NMRI  Auditorium 
SEAT  Amphitheater 
SEAT  Amphitheater 
NMCNCR  Theater 
USUHS  (University) 
Auditorium 
USUHS  (University) 
Auditorium 

Conference  Room  Space 

SEAT  -  Room  2002 
SEAT  -  Room  1022 4/ 
SEAT  -  Room  1022^ 
SEAT  -  Room  2004 
SEAT  -  Room  2004 
NMRI 

Classroom  Space 

NSHS  -  Classroom  A 
NSHS  -  Classroom  B 
NSHS  -  Classroom  C 


Seating 

Capacit'N 


75 

75 

250-280 

250-280 

568 


N/A 

50-60 

50-60 

30-40 

30-40 

50 


40-60 5/ 
40-60 1/ 
40-60 1/ 


Year 


Estimated 
Annual  Use  1/ 
Days  Hours 


19  88-2/ 

71% 

71% 

1987 

92% 

26% 

1987 

85% 

53% 

1988 

72% 

34% 

1988 1/ 

50% 

23% 

19871/ 

74% 

43% 

19881/ 

40% 

28% 

1987 

93% 

50% 

1987 

82% 

42% 

1988 

79% 

23% 

1987 

84% 

48% 

1988 

69% 

29% 

1987 

89% 

28% 

1988 

62% 

62% 

1988 

41% 

41% 

1988 

9 1  % 

91% 

1988  utilization  rates  are  based  on  space  reserved  as  of  January 
10,  1988. 


Data  is  annualized  based  on  data  from  3-5  months  unless 
otherwise  noted. 

Utilization  rates  represent  reservations  for  first  quarter 
1988. 

Utilization  rates  represent  reservations  for  a  full  year. 
Functions  also  as  the  Hospital  Press  Room. 

Capacity  range  achievable  by  removal  of  desks. 


Source:  As  reported  by  BNH  commands 

Incorporated,  Survey,  January  1988. 


to  GA/Partners 
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The  type  and  quality  of  meeting  space  at  BNH ,  as  well  as 
suitability  for  conference  meeting  activities  is  an  open 
question,  based  on  the  survey  of  the  11  BNH  commands.  Current 
meeting  space  at  BNH  may  also  mismatch  meeting  room  requirements 
(e.g.,  large  spaces  are  utilized  by  small  users,  due  solely  to 
their  availability) .  Repeat  meeting  users  evidence  a  tendency 
to  book  space  well  in  advance,  also.  As  a  result,  less 
frequently  scheduled  meetings  may  be  "crowded  out".  Also, 
existing  meeting  spaces  at  BNH  have  Command  limitations  and 
priority  as  to  users.  Lastly,  there  is  no  centralized  point  for 
coordinating  presently  all  command  conference/meeting 
requirements  across  the  base  at  BNH.  This  practices  is  in  sharp 
contrast  to  nearby  NIH  which  has  a  full-time  coordination  effort 
to  allocate  conference/meeting  needs  to  available  space  and 
schedule. 

A  final  significant  consideration  is  the  level  of 
"potential"  captive  demand  at  BNH,  the  magnitude  and  frequency 
of  on-base  meetings  which  do  not  now  pay  for  such  space.  This 
volume  is  extensive  —  more  than  8  meetings  each  working  day 
(Monday  -  Friday)  year  round.  The  volume  of  this  meeting 
activity  is  presented  in  Table  7. 


Table  7  SUMMARY  OF  "FREE"  MEETING  PATTERNS 

BETHESDA  NAVAL  COMMAND 


Command 


Number  of 
Meetings /Year 


Number  of 

Person  Meeting  Days 


NMRI 

204 

9,580 

NHSETC 

47 

7 ,350 

AFFRI 

326 

45,020 

USUHS 

394 

39,475 

R&D-i/ 

0 

0 

NSHS 

8 

3 , 509 

NCI 

900 

22 , 500 

NMDSC 

72 

1,040 

NMCNCR 

0 

0 

SEAT 

284 

72 , 000 

Officer's  Mess 

0 

0 

Total 

2,235 

200,474 

U  Number  of  "free"  meetings  represented  as  "0"  since  command 
has  expressed  a  willingness  to  pay  for  all  meetings. 

Source:  GA/Partners  Incorporated 
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Based  on  the  survey  of  the  11  BNH  commands  and  a  review  of 
utilization  patterns  of  existing  conference/meeting  type  space 
at  BNH,  the  potential  utilization  demand  has  been  projected  as 
presented  in  Table  8.  These  demand  projections  have  been 
divided  into  two  components:  (1)  At  market  rates  and  (2)  below 
market  rates.  These  demand  sensitive  pricing  levels  reflect 
current  and  prospective  utilization  patterns  by  command. 


Table  8  BNH  COMMANDS 

PROJECTED  DEMAND  UTILIZATION^/ 
FOR  AN  ON-SITE  CONFERENCE  FACILITY 
IN  PERSON  DAYS 


At 

Below 

Command 

Market  Rates 

Market  Rate 

NSHS 

10, 080.0 

3 , 509 

Naval  R&D 

1,751.3 

-  0  - 

Med  Data 

-  0  - 

1,040 

AFRRI 

498 . 0 

45,020 

USUHS 

639 . 4 

39 ,475 

NMRI 

241.3 

9,580 

NMCNCR 

-  0  - 

-  0  - 

NCI 

-  0  - 

22 , 500 

HSETC 

6,324 . 2 

7,350 

Staff  Education  and  Training 

-  0  - 

72 , 000 

Officer's  Mess 

-  0  - 

-  0  - 

Total 

19,534.2 

200,474 

■i/  Refer  to  Appendix  B  for  technical  documentation. 
Source:  GA/Partners  Incorporated 


As  shown  in  Table  8,  potential  demand  utilization  "at 
market  rates"  is  relatively  modest,  an  estimated  19,534.2 
"person  days".  In  contrast,  potential  demand  utilization  at 
"below  market  rates"  by  the  11  BNH  commands  is  in  excess  of  ten 
times,  at  an  estimated  200,474  "person  days". -2/ 


3/  Person  days  as  utilized  here  is  the  common  denominator  from 
which  to  prepare  financial  projections  in  Section  IV, 
following. 
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As  shown  in  Table  8,  only  potential  demand  utilization  by 
the  11  BNH  commands  have  been  considered  here.  Not  considered, 
nor  available  during  the  conduct  of  the  study,  has  been 
potential  "captive"  demand  from  other  Naval  commands  in  the 
Greater  Washington  Metropolitan  area.  It  is  not  presently  known 
whether  these  commands  would  provide  a  similar  order  of 
magnitude  of  potential  utilization  for  a  conference/meeting 
facility  at  BNH.  However,  based  on  the  potential  demand 
utilization  arrayed  in  Table  8  an  insufficient  demand  level 
solely  for  BNH  commands  is  apparent.  Accordingly,  other 
potential  sources  of  demand  potentially  proximate  to  BNH  are 
examined  in  the  balance  of  this  section. 

Other  Sources  and  Potential  Demand 


Other  potential  sources  of  demand  for  conference/meeting 
facilities  at  BNH  include  National  Institutes  of  Health  (NIH) , 
Federal  agencies  located  in  Montgomery  County,  and 
civilian/corporate  users,  presently  utilizing  civilian  hotel 
facilities  in  a  market  area  which  would  be  competitive  with  a 
conference/meeting  facility,  if  developed  at  BNH. 

NIH  is  not  only  a  neighbor  to  BNH,  but  also  potentially  the 
most  allied  type  of  conference  user  to  "captive"  conference/ 
meeting  requirements  at  BNH.  Accordingly,  during  the  conduct  of 
this  study,  7  of  the  12  NIH  institutes  were  surveyed.  Of  these, 
100  percent  reported  a  need  for  off-site  conference/meeting 
space,  at  present.  NIH  in  general  has  a  policy  for  the 
institutes  to  utilize  available,  free  conference  space  at  NIH, 
prior  to  committing  and  scheduling  conferences/meetings  off¬ 
site. 


At  present,  6  of  the  NIH  institutes  report  a  total  of  3  5 
off-site  conferences/meetings  held  in  the  Washington 
Metropolitan  area  in  1987.  This  represents  approximately  10 
percent  of  the  total  annual  NIH  conference/meeting  demand. 
Nearly  all  institutes  report  some  expected  level  of  potential 
uses  for  a  new  conference  facility,  if  located  in  the  Bethesda 
area.  Potential  use  would  range  from  5  to  80  percent, 
depending  on  the  particular  institute  and  availability  of  space. 
In  total,  30,800  potential  person  meeting  days  could  be 
generated  from  NIH  for  a  facility  at  BNH,  based  on  the  surveys 
conducted. 

In  addition  to  NIH,  there  is  a  substantial  arj.ay  of  Federal 
agencies,  located  in  Montgomery  County  and  the  District  of 
Columbia.  Selected  surveys  were  conducted  at  these  agencies  to 
determine  the  number,  magnitude,  and  frequency  of  their 
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conference/meeting  requirements.  Based  on  these  selective 
surveys,  it  is  estimated  that  a  potential  number  of  off -site 
meeting  days  generated  by  Federal  agencies  located  in  Montgomery 
County  would  amount  to  approximately  14,000,  annually.  In 
addition.  Federal  agencies  located  in  the  District  of  Columbia 
are  projected  to  generate  an  additional  69,000  off-site  person 
meeting  days. 

Lastly,  an  effort  was  made  to  benchmark  civilian,  civic, 
corporate,  and  other  type  meetings  in  the  area  proximate  to  BNH . 
This  was  done  by  "backing  out"  current  meeting  activity  in 
conference/meeting  facilities  proximate  to  BNH,  net  of  demand 
generation  by  BNH  commands,  NIH,  and  Federal  government  offices 
in  Montgomery  County  and  the  District  of  Columbia.  In  total,  an 
additional  8,949  person  meeting  days  could  be  expected  to  be 
generated  from  this  source. 

Table  9  summarizes  potential  scale  of  demand  from  other 
potential  sources  which  could  support  utilization  of  a 
conference/meeting  facility  at  BNH. 


Table  9  BETHESDA  NAVAL  COMMAND 

CONFERENCE  FACILITY 
DEMAND  FROM  OTHER  SOURCES^/ 


User  Segment 


Number  of  Off-Site 
Person  Meeting  Days 


National  Institutes  of  Health  30,800 

Federal  Agencies 

A.  Montgomery  County^/  14,000 

B.  District  of  Columbia-^/  69,000 

"Other"  Montgomery  County  Offices^/  8,949 

TOTAL  122,749-4-/ 


1/ 

2/ 

1/ 


net  of  Bethesda  Naval 


Represents  meeting  potential, 

Command . 

Represents  meeting  potential  of  offices  of  at  least  50 
personnel . 

Represents  meeting  potential  of  offices  of  at  least  100 
personnel 

4/  Represents  meeting  potential  net  of  all  other  segments. 
Source:  GA/Partners  Incorporated 
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Not  all  the  potential  demand  shown  in  Table  9  would 
necessarily  be  realized  at  a  conference/meeting  facility  at  BNH. 
A  significant  consideration  for  other  potential  users,  is  the 
availability,  quality,  and  price  of  overnight  hotel 
accommodations.  To  the  extent  that  overnight  hotel 
accommodations  are  not  available  for  these  other  potential 
sources  of  demand,  it  is  very  likely,  based  on  survey  research 
conducted  in  the  study,  that  the  level  of  potential  "capture" 
from  these  other  potential  sources  of  demand  would  be  minimal. 

Appendix  B,  contained  in  the  study,  details  the  technical 
basis  on  which  utilization  demand  projections  for  a 
conference/meeting  facility  have  been  prepared. 
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SECTION  IV 


SCTED  FINANCIAL  OPERATING  PERFORMANCE 
A  CONFERENCE  FACILITY  AT  BNH 


This  section  examines  projected  annual  financial  operating 
performance  (annual  revenues,  less  expenses)  of  a  competitive 
conference  facility,  if  developed  at  BNH.  The  financial 
projections  contained  in  this  section  are  presented  at  three 
pricing  tiers.  These  pricing  tiers  reflect  potential  market 
demand  and  resultant  "capture'1  at  a  conference/meeting  facility 
if  developed  at  BNH,  based  on  current  practices  and  policies  by 
the  potential  range  of  customers  for  such  a  facility,  inclusive 
of  commands  at  BNH. 


Pricing  Patterns 


The  starting  point  and  to  determine  the  potential 
financial  operating  performance  of  a  conference/meeting  facility 
at  BNH,  is  the  competitive  pricing  environment  among  existing 
civilian  competitive  facilities.  Table  10  arrays  current 
pricing  patterns,  by  type  of  space  for  civilian  facilities, 
presently  considered  competitive  with  a  conference/meeting  type 
facility,  if  developed  at  BNH.  Pricing  patterns  are  divided 
into  two  types  of  space:  (1)  ballroom/banquet  rooms  and  (2) 
conference/meeting  rooms. 


The  competitive  inventory  of  civilian  facilities  has  been 
subdivided  into  a  service/ equipment  rating,  ranging  from 
"excellent"  to  "poor".  The  critical  pricing  point  of  reference, 
for  the  purpose  of  this  analysis,  is  the  price  per  occupant,  by 
type  of  space,  summarized  in  Table  10.  This  subsequently 
incorporated  in  the  financial  analysis  as  a  basic  revenue 
formula  of:  price  per  occupant  X's  expected  demand  generation, 
measured  in  terms  of  number  of  person  day  meetings. 


For  the  purposes  of  the  financial  analysis,  it  has  been 
assumed  that  if  a  conference/meeting  facility  is  developed  at 
BNH,  it  would  generally  be  competitive  and  accordingly  would  be 
in  the  range  of  "good"  facilities  as  shown  in  Table  10. 


Projected  Financial  Operating  Outlook 


For  the  purposes  of  this  analysis,  a  10-year  financial 
operating  outlook,  relating  annual  operating  revenues  and 
operating  expenses  has  been  prepared.  Detailed  financial 
operating  projections  have  been  prepared,  at  three  pricing 
tiers  of: 


1. 
2  . 
3  . 


At  market 

At  80  percent  of  market 
At  30  percent  of  market 


In  addition  to  price  tiers  associated  with  each  of  the 
financial  operating  projections  are  corresponding  levels  of 
utilization  and  occupancy.  Projected  occupancy  levels  at  each 
pricing  level  are  shown  in  Table  11. 


Table  11  SUMMARY  OF  PROJECTED  FINANCIAL 

~~  OPERATING  OUTLOOK^/ 

A  CONFERENCE  CENTER  AT  BNH 


(000'S  Of 

Current  Dollars) 

At  80  Percent 

At  30  Percent 

At  Market 

Rates 

of  Market 

of  Market 

Year 

Occuoancv 

Rate 

Occuoancv  Rate 

Occuoancv  Rate 

1 

10% 

18% 

36% 

2 

11% 

21% 

43% 

3 

12% 

23% 

48% 

4 

13% 

25% 

52% 

5 

14% 

27% 

57% 

6 

15% 

29% 

62% 

7 

16% 

32% 

68% 

3 

17% 

34% 

73% 

9 

17% 

37% 

80% 

10 

18% 

41% 

87% 

A/  Detailed  projections  and  technical  notes  contained  in 
Appendix  C. 

Source:  GA/Partners  Incorporated 


Based  on  the  three  pricing  tiers  and  demand  generation  at 
each  pricing  level,  a  projection  of  net  operating  income  (annual 
revenues,  less  annual  expenses)  are  summarized  in  Table  12 
below. 


IV- 3 


Table  12 


SUMMARY  OF  PROJECTED  FINANCIAL 
OPERATING  OUTLOOK-1/ 

NET  OPERATING  INCOME 
A  CONFERENCE  CENTER  AT  BNH 
(000' s  of  Current  Dollars) 


At  Market  Rates 
Year  At  Market  Rates 


At  80  Percent 
Of  Market 


At  30  percent 
Of  Market 


1 

2 

3 

4 

5 

6 

7 

8 

9 

10 


($638.1) 

($614.9) 

($598.6) 

($589.7) 

($571.7) 

($550.0) 

($544.5) 

($529.4) 

($514.0) 

($519.8) 


($456.3) 
($403.9) 
($357.2) 
($320.4) 
($275.3) 
($220.7) 
($160.7) 
($  89.5) 
($  5.3) 

$  93.66 


($371.5) 
($285.7) 
($237.9) 
($197.5) 
($221.7) 
($191.0) 
($166.1) 
($120.7) 
($  72.8) 
($  38.1) 


-1/  Detailed  projections  and  technical  notes  contained  in 
Appendix  C. 

Source:  GA/Partners  Incorporated 


As  shown  in  Table  12,  at  all  three  pricing  tiers, 
prospective  net  operating  income  from  a  conference  center  at  BNH 
produces  negative  operating  results.  This  basically  reflects 
that  at  market  rates,  occupancy  levels  likely  to  be  achieved 
are  substantially  below  "breakeven”  requirements.  As  pricing 
is  reduced,  notably  at  the  80  percent  of  market  level, 
occupancies  increase  moderately,  but  only  in  Year  10  of 
operations  would  a  breakeven  above  operating  costs  be  sustained 
as  shown  in  Table  12 . 

At  price  levels  at  30  percent  below  market,  demand 
utilization  of  facilities  would  be  expected  to  increase 
dramatically,  rising  almost  to  full  capacity  in  the  latter  years 
of  the  10-year  projection.  However,  at  this  pricing  level 
insufficient  an  ual  revenues  are  generated  to  cover  fixed  and 
variable  costs,  again  leading  to  negative  operating  results.  In 
this  case,  however,  the  magnitude  of  negative  operating  results, 
as  higher  occupancy  levels  are  attained,  are  significantly 
smaller  than  the  projected  financia"1  performance  at  market 
rates. 
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Appendix  C  presents  in  detail,  the  specific  parameters  for 
the  projected  financial  operating  results  as  shown  in  Table  11 
above . 
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APPENDIX  A 

S  OF  EXISTING  AND  PLANNED  HOTEL/ CONFERENCE  CENTERS 


Montgomery  County 

Suburban  Washington,  D.C.  Metropolitan  Area 


Occupancy  and  User  Mix 

Physical  Characteristics  and  Services 

Rental  Rate  Structure 
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Existing  and  Planned 
Meeting/Conference  Facilities 
Northern  Montgomery  County 
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Meeting  Space _  Dominant  Users  factors  Influencing  Prlci 
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Source:  Montgomery  County  Economic  Development;  Montgomery  County  Travet  Counsel;  GA/Partners. 


_ Estimated  Occupancy _  Estimated  User  Mix  (Percent  of  Total) _ 
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Site  of  Meet  inns  of  Attendees 

Area/Maw«-»/t ocat ion _  (percent )  Per  Hor.ch  .  er  Meeting  Aasoc iat ions  Corporate  Government  SMERF-'  Recent  Users 
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of  users  of  this  facility  are  nearby  corporations  and  government  agencies. 


_ Estimated  Occupancy _  Estimated  User  Mix  (Percent  of  Total) 

Annual 

Occupancy  Average  Nurber  Average  Hunter 

Rate  of  Meetings  of  Attendees  . 

Area/Hame/location  (Percent)  Per  Month  Per  Meeting  Associations  Corporate  Government  SMERF-  Recent  Users 
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Coninents:  This  non-profit  organitation  generally  does  not  allow  corporate  related  meetings.  In  1986,  35,000  people  attended 

functions  at  the  A-H  Center.  Most  meetings  are  large  in  nature  and  usually  last  A  hours  to  1  day. 
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Subtotal  Lower  Montgomery  County 

Average  W/X1  77^/  36^  29%^/  33i£/  24}£' 


_ Estimated  Occipancy _  Estimated  User  Mix  (Percent  of  Total) 

Annual 

Oc.'upancy  Average  Number  Average  Number 
Rate  of  Meetings  of  Attendees 

Area/Name/Location  (Percent)  Per  Month  Per  Meeting  Associations  Corporate  Government  SMERf-'  Recent  Users 
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PHYSICAL  CHARACTERISTICS  AMD  SERVICES 
AT  EXIST  IMG  CONFERENCE  AMD  MEETING  FACILITIES 
MONTGOMERY  COUNTY,  HARYIAMP 
1968 


a. 12 


PHYSICAL  CHARACTER  1ST  ICS  A  NO  SERVICES 
AT  EXISTING  CONFERENCE  AMO  MEETING  FACILITIES 
MONTGOMERY  COUNTY.  HARYLANP 
1988 


l  £ 

c  “ 

wu 


*-< 

i 

3 


S 


y 


22 

V)  9 

•a  a. 


IHJ 


a  a 

ill 

_  c  o 

•O  L»  l_ 

#  u»  a. 

fS-8  • 

4>  a  —  > 

o  1/5  ►- 

c  s 

o  — 

VI  M  U  u 

41  s  •-  u 

.2  .£  S  > 

23  a  a 

u  o  h  vi 
IA  O 

-0s2 

a  v  3  o 

Z  8  .2  ~ 

a  C  > 

V  41  O  <- 

l_  »*-  —  O) 

a  s-gs 

«/»  u  <  o 


11 


8*i 


5  lA  .o  « 

o  2  “* 

-  8  r  3  8 

<m  a.  i*.  *  — 


'  — '  —  <J  4/ 

flJ  -g  ^  <Q  i/I  — • 

uh  il  a  iu< 


a  ~a 

|  5  >  5 
■2  i  fc « 

8  V  VI  h 
«/l 

C)  (Aw 

V  «  c  3 


I2 
*•8 
X  ;  •» 

~  O 
O  I- 


S  a  2  "3 

U  VI  u  < 


8  a 
82 


1  s 
1.S 

o  £ 

is 


t! 

11 


88 
i  i 

S  a 

Jt 

*  s 
a 

II 

i  “ 

IS 

u  -o 

*2 

L  • 

S  IA 


at  to  — 

;  |  .2  ill 

Ills  85! 


- « a  i  .« 5  ^  3 

C  «V  "  -*  — <  O  C  41  Ui 

-  -  o  u  a  ^ 


u  <4 
>  .1 
aP 

</)  o 

•8“ 
O  41 


a  g 

Cl  Cl 


3 

<A 

8 

©_ 

"2 

e 

8 

in 

£ 

* 

5 


82 


3  J5 

if 


O  — 


SO  o  o 
m  c> 


a  s 

t*  41  O 

5  S  S  o 

0  Cl  0  *- 


<0  C 
c  ■— 

a  a 

c  O 
fl  u 

3-ifl 

3  vi 

w  V 

•a  in  £. 

ic  5 


S_ 

c  S 

a  * 

ss 


S:8SS 
“  :r. 
a  ai- 


00  —  — 


*2 
5  1 


l1 


a-* 

it  o 
c  m 

0  C 


*  -»  •-  fO  Cg| 


2  5.5 


:?  I  | 

“  v  5 

i&  • 

cl 

v 

Is  a 

£5  S 

13 

>*  o 


2  8 

/»  U 


v  3 

01  <A 
9  it 

£S  3 


a  § 

41  O 


t: 

is 

?! 


•  S  3  3  £ 


i  *-  ■—  C  (0 


fIS 


sics 

*-  ■  m 


o 

m 

v» 

8 

O  N.  S3 
V  •O  CD  O 

o 

r*. 

C  *- 

O  ^ 
in  o 

•O 

Kl* 

<a 

a 

I 

og 

fc* 

O  rg  O  u-> 

T~88 

m 

<T 

ll 

^  « 

•-  0 

-'c 

s 

»n 

<0 

c 

o 

> 

41 

|P 

75  2  o 

»  X  »- 


*c° 

?l: 

!*-: 

§13 

1 11 

h  C  v* 

§  * 

-  «.  8 
v»  3  .* 

55  1 


SSr 
—  * 

—  Cl 

—  id 

*  5  8*3 

c  J  a  / 
$  u  4> 

5585 


25 

V»  C 

*5  * 

9  5 

82 
c  ^ 

§■"5 


o? 

5-8 

3.2 


?  5 

«-  41 


n 

«  *- 

c 

£  2 

2  S 

“  u 
•  41 

8  S 
o.  a 

u 

V  > 

L. 

—  4, 

—  V) 

a  a 

—  8 

v> 

a  2 


4-13 


PHYSICAL  CHARACTER  1  ST  1 CS  AMO  SERVICES 
AT  gXJSMWG  COHERENCE  AMD  MEETING  fACILIIIES 
MONTGOMERY  COUNTY .  MARYLAND 
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PHYSICAL  CHARACTERISTICS  AMO  SERVICES 
AT  EXISTING  COHERENCE  AMO  MEETING  FACIHT  I E  S 
HONTCCJHf RY  COUNTY.  MARYLAND 


/M5 


Crximmt s :  this  facility  is  located  in  the  full  service  Ramada  Hotel  in  the  heart  of  Rockville.  The  large  ballroom  can  break  into  500  square  Icet  rooms  for  flexible  conferences. 


aENUL  B* IE  STRUCTURES 

AT  EXISTIMG  CONFERENCE  AMO  MEET  I  MG  FACILITIES 
HCHTGOHEUt  COUNTY ,  HARrtAMO 

T?aa 


19 
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Its:  Heeling  space  can  be  used  t*>  to  12  hours  per  daiiy  rente!  rote. 


BiHTAl  BMC  STBUCTURES 
ST  IMG  CONFERENCE  A  NO  HFETIMC  FAC 
HOW T GOME BY  COUWTY,  HABYLAHO 
1986 
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Conrvnts:  These  rates  do  not  fluctuate  with  respect  to  meal  service  and  overnight  roams.  If  the  entire  facility  is  rented  out,  package  deals  are  available  at  reduced  prices. 


itMTAL  »Alt  SI Hue  limes 
Al  EXISTING  COMflKMCE  as  MEETING  EAC 
MONTGOMERY  COUNTY .  HAITI AMD 
1988 


*a  - 
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Meeting  room  rates  as  if  no  overnight  roone»(  food  service,  or  additional  AV  equipment  is  used. 

&  Refers  to  the  amxj'it  of  other  profit  centers  which  can  reduce  or  eliminate  the  ~ost  of  meeting  space. 
Source:  GA/Partners. 
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WASHINGTON  METROPOLITAN  AREA 
1988 
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William  County  Economic  Development;  GA/Partners. 
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WASHINGTON  METROPOLITAN  AREA 
1988 
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Source:  Prince  George's  County  Economic  Developnent;  Fairfax  County  Economic  Development  Authority;  Loudoun  County  Economic  Development;  Prince 
Uilliam  Comty  Economic  Development;  GA/Partners. 
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Source:  GA/Partners. 
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OCCUPANCY  AMD  USER  MIX 

AT  EXISTING  CONFERENCE  AND  MEETING  FACILITIES 
WASHINGTON  METROPOLITAN  AREA 
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its:  Proximity  to  Duties  Airport  and  the  growth  of  Reston-based  corporations  has  primarily  generated  demand  for  this  Conference  Center. 
Approximately  80%  of  all  meetings  last  one  full  day.  Very  few  meetings  are  generated  from  outside  the  metropolitan  area. 
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Source:  GA/Partners. 
l081A/tables2.h11/taj.l-2 
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RENTAL  KATE  STRUCTURES 
IMG  CONFERENCE  AMD  MEET  I  MG  ft 
WASHINGTON  METROPOLITAN  AREA 


Source:  GA/Partners  Incorporated. 
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Survey  of  NIH 

Current  Meeting  Space  utilization  at  BNH 
User  Demand  Projections 


BETHESDA  NAVAL  HOSPITAL 
NAVAL  COMMANDS  SURVEYED 
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1/  No  demand  indicated  during  phone  interview.  No  personal  interview  conducted. 
Source:  GA/Partners  Incorporated 
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Name  of  Department: 
Type  of  Department: 
Department  Address: 
Name  of  Respondent: 
Position: 

Telephone  Number: 


The  following  set  of  questions  (Numbers  1-18)  examine  the 
existing  meeting  patterns  of  your  organization. 

1.  How  many  meetings  does  your  agency  hold  per  year: 

<12  10-25  26-50  5,1-1.00  >100 

On-Premise  _  _  _  _  _ 

Montgomery  County  _  _  _  _  _ 

Washington  D.C. 

Metro  Area  _  _  _  _  _ 

Outside  D.C.  Metro  Area  _  _  _  _  _ 

2.  What  are  the  major  reasons  for  conducting: 

-  On-Premise  Meetings  1.  _ 


2. 


3. 


B-2 


Off-Premise  Meetings  1 


2. 


3. 


Do  you  anticipate  an  increase  in  your  organization's  off- 
premise  meeting  needs  in  the  future? 

No  _ 

Yes,  please  specify  _ 

What  percentage  of  your  meetings  have  the  following  primary 
purposes : 

_ %  Management/Planning 

_ %  Program  Reviews 

_ %  Reward  Ceremonies 

_ %  Training  Programs 

_ %  Educational  Seminars 

_ %  Technical  Working  Groups 

_ %  Other  (Specify)  _ 


100%  Total 

On  average,  what  percentage  of  your  organization's  meetings 
are  planned: 

_ Attendance _ 

Normal  LaE3£S& 

_ %  More  than  21  days  in  advance  _  _ 

_ %  More  than  7  days  in  advance  _  _ 

_ %  More  than  2  days  in  advance  _  _ 


%  The  day  before  the  meeting 


_ %  The  day  the  meeting 

100%  Total 

6.  On  the  average,  how  many  people  attend: 

[Check  only  one  per  row] 

_ Maafegc.  jit  Attandsaa _ 

<lfl  19-25  26-50  51-100  >100 

Management  Planning  _ _  _  _  _  _ 

Reward  Ceremonies  _  _  _ 


Training  Programs 
Educational  Seminars 


Other 


7.  To  maximize  conference  center  flexibility,  it  is  necessary 
to  understand  your  organization's  maximum  meeting 
requirements.  For  each  category  listed  below,  please 
indicate  the  maximum  requirement  (e.g.,  attendance)  you 
have  experienced  over  the  last  2-3  years. 


Number  of 

Number  of  Number  of  Meetings 
- MsaSipq  -Type _  Attendees  Meeting  Rooms  Per  Year 

Management/Planning  _  _  _ 

Program  Reviews  _  _  _ 

Reward  Ceremonies  _  _  _ 

Training  Programs  _  _  _ 

Educational  Seminars  _  _ _  _ 

Technical  Working  Groups  _  _  _ 

Other 
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8. 


On  the  average,  how  many  days  do  the: 

[If  necessary,  prompt  with:  (1)  less  than  1/2  day; 

(2)  between  1/2  day  and  one  day?  (3)  one  day?  (4)  2-3  days? 
(5)  4-5  days?  (6)  more  than  5  days] 

On-premise  meetings  last?  _ 

Off-premise  meetings  last?  _ 

9.  On  the  average,  how  many  hours  per  day  are  the  meeting 
rooms  used: 

During  on-premise  meetings?  _ 

During  off -premise  meetings?  _ 

10.  on  the  average,  what  percent  of: 

On-premise  meetings  require  overnight  accommodations?  _ % 

Off-premise  meetings  require  overnight  accommodations?  _ % 

11.  Of  those  meetings  requiring  overnight  accommodations,  how 
many  rooms  on  the  average  are  required  for: 

On-premise  meetings?  _ 

Off-premise  meetings?  _ 

12.  Of  the  above  on-premise  meetings  requiring  overnight 
accommodations,  what  percent  of  participants  are 
accommodated  at: 


_ %  On-site  housing 

_ %  Nearby  Bethesda  hotels 

_ %  Washington,  D.C.  hotels 

_ %  Other  (Specify)  _ 

100  %  Total 


B-5 


13.  What  percentage  of  your  organization's  off-premise  meetings 
would  you  estimate  incur  the  following  ranges  of  individual 
attendee  per  diem  expenditures?  (Include  three  meals, 
meeting  rooms,  equipment  fees  and  gratuities) 

_ %  Less  than  $75 

_ %  $75  -  $100 

_ %  $101  -  $150 

_ _%  Over  $150 

100%  Total 


14.  What  percentage  of  that  total  per  diem  (in  question  #13)  is 
"typically"  used  to  pay  the  conference  facility  for  the  use 
of  meeting  rooms,  equipment  rental  and  food  service? 
_ % 


15.  What  percentage  of  your  organization's  on-premise  meetings 
would  you  estimate  incur  the  following  ranges  of  individual 
attendee  per  diem  expenditures?  (Include  three  meals, 
meeting  rooms,  equipment  fees  and  gratuities) 

_ %  Less  than  $75 

_ %  $75  -  $100 

_ %  $101  -  $150 

_ %  Over  $150 

100%  Total 

16.  What  percentage  of  that  total  per  diem  (in  question  #15)  is 
"typically"  used  to  pay  the  conference  facility  for  the  use 
of  meeting  rooms,  equipment  rental  and  food  service? 
_ % 
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17.  What  meeting  facilities,  conference  centers,  hotels,  etc. 
has  your  department  used  in  the  last  year  to  accommodate 
your  meetings? 


Facility^  Number  of 
Name/Location  _ Type _  Times  Used 


Average 
Meeting  Size 
(#  of  Attendees) 


1. 


2. 


3. 

4. 


1  =  free  standing  off-site;  2  =  hotel  off-site;  3  = 
free  standing  on-site;  4  =  on-site  conference  room; 
and  5  =  other. 

18.  Do  you  feel  your  organization's  meeting  patterns  have  been 
influenced  by  constraints  imposed  by  on-site  or  nearby  off¬ 
site  facilities: 


Yes  _  No  _ 

If  yes,  please  explain 


The  next  set  of  questions  address  your  organization's  future 
meeting  requirements  and  conference  facility  usage  patterns. 

19.  Please  order  the  factors  below  as  to  their  relative 
importance  in  choosing  a  meeting  facility.  Use  1  for  the 
least  important  and  8  for  the  most  important.  (Use  10  for 
the  most  important  if  you  provide  two  additional  "other" 
categories. ) 


Reputation  of  Facilities 
Price 

Quality  and  Extent  of  Services  Rendered 
Availability  of  a  Conference  Planning  Staff 
Proximity  to  Primary  Facility 
Proximity  to  Airport 
Recreational  Facilities 
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Nightlife/Entertainment 
Other  (Specify)  _ 


20.  What  type  of  meeting  facilities  does  your  organization  need 
most  frequently  for  meetings? 

Large  Ballroom  _  Boardroom  _  Large  Meeting  Rooms  _ 

Small  Meeting  Rooms  _  Banquet  Hall  _  Laboratory  _ 

Classroom  _  Auditorium/Theatre  _ 

Other  (specify)  _ _ 

21.  Which  of  the  following  facilities  do  you  now  use  (or  would 
you  use,  if  available)  during  meetings? 


1. 


2. 


Space  3. 

Large  Ballroom  _ 

Boardroom  _ 

Large  Meeting  Rooms  _ 

Small  Meeting  Rooms  _ 

Banquet  Hall  _ 

Laboratory  ' 

Classroom  _ 

Auditorium/Theatre  _ 


Audio  Visual  -  Equipment 

Overhead  Projectors  _ 

Oversized  Screens  _ 

Tape  Recorder  _ 

Video  Recorder  _ 

Closed  Circuit  TV  _ 

Slide  Projectors  _ 

Personal  Computers  _ 

Projection  Booth  _ 

Laboratory  Equipment 
(water,  gas,  air 

hookups )  _ 

Special  power 
requirements  _ 


Services 

Conference 

Coordinator 

Secretarial 

Graphic  Arts 

Teleconferencing 

Language 

Translation 

Audio  Visual 

Technician 

Laboratory  Asst. 


22.  What  percentage  of  attendees  bring  their  spouses? 
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23.  If  there  is  a  well  managed  conference  center,  with  all  the 
desirable  facilities  and  nearby  overnight  housing 
accommodations,  located  closely  proximate  to  your  office, 
with  a  price  comparable  to  the  price  of  conference 
facilities  presently  patronized,  how  often  do  you  believe 
your  department  would  utilize  each  facility? 

_  All  of  the  time  (100%) 

_  Almost  all  of  the  time  (>75%) 

_  Most  of  the  time  (50-75%) 

_  Sometimes  (33-50%) 

_  Infrequently  (<33%) 

_  Never  (0%) 

Why  do  you  anticipate  those  usage  patterns? 


24.  If  you  expect  of  utilize  the  facility  at  all,  which  of  the 
following  types  of  meetings  would  most  likely  be  held: 

Approximate  Number 
of  Meetings 


-  Management  Planning  _ 

-  Reward  Ceremonies  _ 

-  Training  Programs  _ 

-  Educational  Seminars  _ 

-  Other  _ 

25.  Would  you  anticipate  that  the  presence  of  this  type  of 
facility  (reference  question  #23)  would  increase  your 
organization's  annual  demand  for  conference  facilities? 

No  _  Yes 


If  yes,  please  explain 


26.  All  things  being  equal,  if  you  had  a  choice  between  a  Navy 
owned  conference  facility  and  a  privately  owned  facility  in 
which  to  host  your  next  meeting/conference,  which  would  you 
chose  and  why? 


27.  Are  there  any  internal  influences  (policy  issues)  or 
external  influences  (e.g.,  local  conference  facilities  not 
meeting  Naval  needs  or  requirements)  that  have  or  will 
influence  your  facility  selection? 


28.  Are  there  specific  policy  issues  that  will  dictate  the 
rental  of  a  Navy-owned  and  operated  conference  facility 
(e.g.,  rental  priorities,  use  by  outside  agencies,  private 
sector,  etc.)? 
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29.  If  you  could  design  the  ideal  conference  facility  for  your 
organization,  what  would  be  the  features  that  it  would 
include?  What  would  be  changed  from  your  present  meeting 
facilities?  _ 
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NATIONAL  INSTITUTES  OF  HEALTH 
CONTACT  LIST 


National  Institutes  of  Environmental  Health  Sciences-!/ 
National  Heart,  Lung,  and  Blood  Institute 
National  Cancer  Institute 
Office  of  the  Director 

National  Institute  of  Diabetes  and  Digestive  and  Kidney 
Diseases 

Health  Resources  and  Services  Administration 
National  Institute  of  Allergy  and  Infectious  Diseases 


•!/  Institute  is  based  in  North  Carolina. 
Source:  GA/Partners  Incorporated 
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\l  Days  in  month  less  weekends  and  holidays  unless  otherwise  indicated. 
y  Assure  10  hours  per  available  day. 

Includes  Saturday  classes. 

Source:  OA/Partners. 
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2/  Assures  no  Housing  limitations  and  no  conflicts  with  monetary  allocations  for 
conference  facility  use. 
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9  Naval  HSETC  Hgt/Planning  12  2  5.0  10  600 

Naval  HSETC  Program  Rev.  10  2  5.0  10  500 

Naval  HSETC  Training  25  2  5.0  50  6,250 
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CONFERENCE  CENIER  ANNUAL  DEMAND  ANALYSIS 
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OVERMIGHT  STAY  REQUIREMENTS  STUDY  21-Feb-88 

Based  on  conference  center/meeting  activity 
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PROJECTED  NET  OPERA! IMG  INCOME 
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REVENUES 
Line  1. 


Line  2 . 


Line  3 . 


Line  4 . 


Line  5. 


TECHNICAL  NOTES 
BETHESDA  NAVAL  COMMAND 
CONFERENCE  CENTER  PRO  FORMA 
AT  MARKET  RATES 


Bethesda  Naval  Command  meeting  room  revenue  is 
derived  in  Year  1  from  information  gathered  in 
the  survey  of  the  eight  (8)  Bethesda  Naval 
Hospital  Commands  indicating  their  existing 
offsite  meeting  patterns  and  their  predicted  use 
of  a  onsite  "paid-for"  conference  facility. 
Increase  in  demand  in  the  first  2  years  of 
operation  (Years  2  and  3)  is  predicted  to  be  20 
percent  and  15  percent,  respectively,  with  yearly 
increases  decreasing  to  10  percent  during  Years 
4-6  and  5  percent  in  Years  7-10. 

NIH  meeting  room  revenue  is  derived  using  a  25 
percent  capture  rate  for  all  NIH  offsite  meetings 
as  measured  by  our  survey  of  6  NIH  Washington- 
based  institutes.  Meeting  demand  is  predicted  to 
increase  10  percent  in  Year  2  and  increase  5 
percent  annually  in  Years  3  through  10. 

Federal  government  meeting  room  revenue  is 
derived  using  the  estimates  of  NIH  meeting 
patterns.  Minimum  office  sizes  of  50  personnel 
in  Montgomery  County  -  100  personnel  in 
Washington,  D.C.  were  analyzed  and  capture  rates 
of  10  percent  and  5  percent  were  applied 
respectively.  A  growth  rate  in  demand  of  10 
percent  was  predicted  in  Year  2,  and  an  annual 
growth  rate  of  5  percent  was  assumed  in  Years  3- 
10  for  Montgomery  County  federal  government 
offices.  A  constant  meeting  demand  in  Montgomery 
County  is  assumed  for  D.C.  federal  offices. 

"Other"  demand  represents  other  demand  identified 
by  Montgomery  County  conference  facility 
suppliers.  A  2  percent  capture  rate  is  assumed, 
and  growth  of  this  segment  is  reflected  at  10 
percent  in  Year  2  and  stabilizing  at  5  percent 
annually  during  Years  3  through  10. 

Other  Washington  area  naval  command  meeting  room 
revenue  represents  the  meeting  demands  of  other 
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Line  6 . 
Line  7 . 


Line  8 . 


Line  9 . 
Line  10. 


Washington  area  naval  commands  at  a  Bethesda 
naval  center  conference  facility.  No  information 
on  this  level  of  demand  is  available. 

Sum  of  Lines  1  through  5. 

Assumed  a  full  occupancy  of  1,500  persons  for  252 
annual  working  days.  Stabilized  operations  are 
reached  at  55  percent  utilization. 

Assumes  80  percent  of  attendees  eat  two  full 
meals  at  $7. 00/meal  and  use  three  coffee  breaks 
at  $2 . 50/person .  Conference  Center  receives  20 
percent  gross  revenues. 

Represents  2  percent  of  total  revenues. 

Sum  of  Lines  6,  8,  and  9. 


DEPARTMENTAL  EXPENSES 


Line  11. 


Line  12. 


Line  13. 


Line  14. 
Line  15. 


Meeting  room  departmental  expenses  include 
payroll  and  related  expenses,  and  other  expenses 
including  guest  supplies,  cleaning  supplies,  etc. 

A  fixed  expense  of  $450,000  is  assumed  to  remain 
constant  until  an  occupancy  of  55  percent  is 
reached.  As  occupancy  levels  increase  about  55 
percent,  operating  expenses  approximate  35 
percent  of  total  revenues,  decreasing  to  28 
percent  of  revenues  at  maximum  occupancy  levels. 

Food  and  beverage  departmental  expenses  are  zero 
due  to  the  contracting  arrangement  assumed  for 
the  revenue  derivation  (Line  8) .  Revenues 
reported  were  net  of  expenses. 

Equipment  rentals  department  expenses  are 
projected  to  average  1.5  percent  of  total 
revenue . 

Sum  of  Lines  11  through  13. 

Line  10  minus  Line  14. 


UNDISTRIBUTED  OPERATING  EXPENSES 

Line  16.  Administrative  and  general  expenses  consist  of 

payroll  and  other  expenses.  As  a  result  of 
economies  of  scale,  this  expense  would  decrease 


C-4 


L08 lA/technote . 1 


Line  17. 


Line  18 . 


Line  19. 


Line  20. 


Line  21. 
Line  22. 


with  an  increase  in  utilization.  Administrative 
expenses  are  fixed  at  $150 , 000/year  until  a  55 
percent  occupancy  is  reached.  At  that  time,  the 
expense  is  computed  at  5  percent  of  revenue 
declining  marginally  to  4  percent. 

Marketing  expense  is  assumed  to  remain  constant 
at  $150,000  until  occupancy  levels  reach  55 
percent.  At  higher  occupancy  levels,  marketing 
expenses  represent  8  percent  of  total  revenues 
declining  to  6  percent. 

Utility  costs  would  decrease  as  a  percent  of 
total  revenue  based  on  the  utilization  rate.  The 
energy  costs  bottom  out  at  $50,000  and  at  levels 
over  55  percent  occupancy  remain  level  at  3 
percent  of  total  revenues. 

Property  operation  and  maintenance  would  include 
payroll  and  related  expenses  as  well  as  other 
expenses  such  as  painting,  maintenance,  and 
operating  supplies.  Remaining  constant  at 
$50,000  until  occupancy  levels  reach  55  percent, 
these  costs  will  continue  to  remain  constant  at 
a  level  of  2.5  percent  of  total  revenues. 

Management  fees,  for  the  management  of  the 
conference  facility  are  fixed  at  $100,000  per 
year  until  operations  are  stabilized  at  55 
percent,  at  which  time  they  represent  5  percent 
of  total  revenue. 

Sum  of  Line  16  through  Line  20. 

Line  15  minus  I  ie  21. 


FIXED  CHARGES 

Line  23.  Estimated  property  tax  and  land  lease  payments 

equal  0. 

Line  24.  Estimated  insurance  for  this  type  of  facility 

totals  $0.25  per  square  foot,  or  $6,250. 

Line  25.  A  replacement  reserve  of  5  percent  of  total 

revenues  is  assumed  at  all  occupancy  levels. 

Line  26.  Sum  of  Line  23  through  Line  25. 

Line  27.  Line  22  minus  Line  26. 
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TECHNICAL  NOTES 
BETHESDA  NAVAL  COMMAND 
CONFERENCE  CENTER  PRO  FORMA 
AT  80  PERCENT  MARKET  RATES 


REVENUES 
Line  1 . 


Line  2 . 


Line  3 . 


Line  4 . 


Bethesda  Naval  Command  meeting  room  revenue  is 
derived  in  Year  1  from  information  gathered  in 
the  survey  of  the  eight  (8)  Bethesda  Naval 
Hospital  Commands  indicating  their  existing 
offsite  meeting  patterns  and  their  predicted  use 
of  a  onsite  "paid-for"  conference  facility.  As 
well,  a  12  percent  market  share  of  the  1987 
"free"  on-base  meetings  is  expected  in  the  first 
year.  Increase  in  the  total  Bethesda  Naval 
Command  meeting  demand  in  the  first  2  years  of 
operation  (Years  2  and  3)  is  predicted  to  be  20 
percent  and  15  percent,  respectively,  with  yearly 
increases  decreasing  to  10%  during  Years  4-6  and 
5  percent  in  Years  7-10. 

NIH  meeting  room  revenue  is  derived  using  a  35 
percent  capture  rate  for  all  NIH  offsite  meetings 
as  measured  by  our  survey  of  6  NIH  Washington- 
based  institutes.  Meeting  demand  is  predicted  to 
increase  10  percent  in  Year  2  and  increase  5 
percent  annually  in  Years  3  through  10. 

Federal  government  meeting  room  revenue  is 
derived  using  the  estimates  of  NIH  meeting 
patterns.  Minimum  office  sizes  of  50  personnel 
in  Montgomery  County  -  100  personnel  in 
Washington,  D.C.  were  analyzed  and  capture  rates 
of  20  percent  and  5  percent  were  applied 
respectively.  A  growth  rate  in  demand  of  10 
percent  was  predicted  in  Year  2,  and  an  annual 
growth  rate  of  5  percent  was  assumed  in  Years  3- 
10  for  Montgomery  County  federal  government 
offices.  A  constant  meeting  demand  in  Montgomery 
County  is  assumed  for  D.C.  federal  offices. 

"Other"  demand  represents  other  demand  identified 
by  Montgomery  County  conference  facility 
suppliers.  A  3  percent  capture  rate  is  assumed, 
and  growth  of  this  segment  is  reflected  at  10 
percent  in  Year  2  and  stabilizing  at  5  percent 
annually  during  Years  3  through  10. 
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Line  5. 


Other  Washington  area  naval  command  meeting  room 
revenue  represents  the  meeting  demands  of  other 
Washington  area  naval  commands  at  a  Bethesda 
naval  center  conference  facility.  No  information 
on  this  level  of  demand  is  available. 


Line  6. 
Line  7 . 


Line  8 . 


Sum  of  Lines  1  through  5. 

Assumed  a  full  occupancy  of  1,500  persons  for  252 
annual  working  days.  Stabilized  operations  are 
reached  at  55  percent  utilization. 

Assumes  8  0  percent  of  attendees  eat  two  full 
meals  at  $7. 00/meal  and  use  three  coffee  breaks 
at  $2 . 50/person.  Conference  Center  receives  20 
percent  gross  revenues . 


Line  9.  Represents  2  percent  of  total  revenues. 

Line  10.  Sum  of  Lines  6,  8,  and  9. 

DEPARTMENTAL  EXPENSES 

Line  11.  Meeting  room  departmental  expenses  include 

payroll  and  related  expenses,  and  other  expenses 
including  guest  supplies,  cleaning  supplies,  etc. 

A  fixed  expense  of  $450,000  is  assumed  to  remain 
constant  until  an  occupancy  of  55  percent  is 
reached.  As  occupancy  levels  increase  about  55 
percent,  operating  expenses  approximate  35 
percent  of  total  revenues,  decreasing  to  28 
percent  of  revenues  at  maximum  occupancy  levels. 


Line  12. 


Line  13. 


Line  14 . 


Food  and  beverage  departmental  expenses  are  zero 
due  to  the  contracting  arrangement  assumed  for 
the  revenue  derivation  (Line  8)  .  Revenues 
reported  were  net  of  expenses. 

Equipment  rentals  department  expenses  are 
projected  to  average  1.5  percent  of  total 
revenue. 

Sum  of  Lines  11  through  13. 


Line  15. 


Line  10  minus  Line  14. 
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UNDISTRIBUTED  OPERATING  EXPENSES 


Line  16. 


Line  17. 


Line  18. 


Line  19. 


Line  20. 


Line  21. 
Line  22. 


Administrative  and  general  expenses  consist  of 
payroll  and  other  expenses.  As  a  result  of 
economies  of  scale,  this  expense  would  decrease 
with  an  increase  in  utilization.  Administrative 
expenses  are  fixed  at  $150 , 000/year  until  a  55 
percent  occupancy  is  reached.  At  that  time,  the 
expense  is  computed  at  5  percent  of  revenue 
declining  marginally  to  4  percent. 

Marketing  expense  is  assumed  to  remain  constant 
at  $150,000  until  occupancy  levels  reach  55 
percent.  At  higher  occupancy  levels,  marketing 
expenses  represent  8  percent  of  total  revenues 
declining  to  6  percent. 

Utility  costs  would  decrease  as  a  percent  of 
total  revenue  based  on  the  utilization  rate.  The 
energy  costs  bottom  out  at  $50,000  and  at  levels 
over  55  percent  occupancy  remain  level  at  3 
percent  of  total  revenues. 

Property  operation  and  maintenance  would  include 
payroll  and  related  expenses  as  well  as  other 
expenses  such  as  painting,  maintenance,  and 
operating  supplies.  Remaining  constant  at 
$50,000  until  occupancy  levels  reach  55  percent, 
these  costs  will  continue  to  remain  constant  at 
a  level  of  2.5  percent  of  total  revenues. 

Management  fees,  for  the  management  of  the 
conference  facility  are  fixed  at  $100,000  per 
year  until  operations  are  stabilized  at  55 
percent,  at  which  time  they  represent  5  percent 
of  total  revenue. 

Sum  of  Line  16  through  Line  20. 

Line  15  minus  Line  21. 


FIXED  CHARGES 


Line  23. 

Line  24. 


Estima  ad  property  tax  and  land  lease  payments 
equal  0. 

Estimated  insurance  for  this  type  of  facility 
totals  $0.25  per  square  foot,  a  $6,250. 
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Line  25. 


A  replacement  reserve  of  5  percent  of  total 
revenues  is  assumed  at  all  occupancy  levels. 

Line  26.  Sum  of  Line  23  through  Line  25. 

Line  27.  Line  22  minus  Line  26. 
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PROJECTED  NET  OPERATING  INCOME 
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29  Total  Capital  Expenditures  SO. 00  SO. 00  SO. 00  SO. 00  SO. 00  SO. 00  SO. 00  SO. 00  SO. 00  SO. 00 

30  Cash  How 
3T  IRR 

32  NPV  a 


REVENUES 
Line  1. 


Line  2 . 


Line  3 . 


Line  4. 


TECHNICAL  NOTES 
BETHESDA  NAVAL  COMMAND 
CONFERENCE  CENTER  PRO  FORMA 
AT  30  PERCENT  MARKET  RATES 


Bethesda  Naval  Command  meeting  room  revenue  is 
derived  in  Year  1  from  information  gathered  in 
the  survey  of  the  eight  (8)  Bethesda  Naval 
Hospital  Commands  indicating  their  existing 
offsite  meeting  patterns  and  their  predicted  use 
of  a  onsite  "paid-for"  conference  facility.  A  50 
percent  market  share  of  the  1987  "free"  on-base 
meetings  is  expected  in  the  first  year.  This 
submarket's  demand  is  expected  to  grow  at  2  0 
percent  and  15  percent  respectively  in  years  2 
and  3,  before  tapering  off  to  a  10  percent  annual 
growth  rate  in  years  4  through  10. 

NIH  meeting  room  revenue  is  derived  using  a  35 
percent  capture  rate  for  all  NIH  offsite  meetings 
as  measured  by  our  survey  of  6  NIH  Washington- 
based  institutes.  Meeting  demand  is  predicted  to 
increase  10  percent  in  Year  2  and  increase  5 
percent  annually  in  Years  3  through  10. 

Federal  government  meeting  room  revenue  is 
derived  using  the  estimates  of  NIH  meeting 
patterns.  Minimum  office  sizes  of  50  personnel 
in  Montgomery  County  -  100  personnel  in 
Washington,  D.C.  were  analyzed  and  capture  rates 
of  20  percent  and  5  percent  were  applied 
respectively.  A  growth  rate  in  demand  of  10 
percent  was  predicted  in  Year  2,  and  an  annual 
growth  rate  of  5  percent  was  assumed  in  Years  3- 
10  for  Montgomery  County  federal  government 
offices.  A  constant  meeting  demand  in  Montgomery 
County  is  assumed  for  D.C.  federal  offices. 

"Other"  demand  represents  other  demand  identified 
by  Montgomery  County  conference  facility 
suppliers.  A  3  percent  capture  rate  is  assumed, 
and  growth  of  this  segment  is  reflected  at  10 
percent  in  Year  2  and  stabilizing  at  5  percent 
annually  during  Years  3  through  10. 


C  - 1 2 


L08 lA/technote . 2 


Line  5 . 


Line  6 . 
Line  7. 


Line  8 . 


Line  9 . 
Line  10. 


Other  Washington  area  naval  command  meeting  room 
revenue  represents  the  meeting  demands  of  other 
Washington  area  naval  commands  at  a  Bethesda 
naval  center  conference  facility.  No  information 
on  this  level  of  demand  is  available. 

Sum  of  Lines  1  through  5. 

Assumed  a  full  occupancy  of  1,500  persons  for  252 
annual  working  days.  Stabilized  operations  are 
reached  at  55  percf  \t  utilization. 

Assumes  50  percent  of  attendees  eat  two  full 
meals  at  $7. 00/meal  and  use  three  coffee  breaks 
at  $2 . 50/person.  Conference  Center  receives  20 
percent  gross  revenues. 

Represents  2  percent  of  total  revenues. 

Sum  of  Lines  6,  8,  and  9. 


DEPARTMENTAL  EXPENSES 


Line  11. 


Line  12 . 


Line  13. 


Line  14 . 
Line  15. 


Meeting  room  departmental  expenses  include 
payroll  and  related  expenses,  and  other  expenses 
including  guest  supplies,  cleaning  supplies,  etc. 

A  fixed  expense  of  $450,000  is  assumed  to  remain 
constant  until  an  occupancy  of  55  percent  is 
reached.  At  an  occupancy  level  of  57  percent, 
these  expenses  will  increase  by  10  percent  before 
stabilizing  and  growing  with  inflation. 

Food  and  beverage  departmental  expenses  are  zero 
due  to  the  contracting  arrangement  assumed  for 
the  revenue  derivation  (Line  8) .  Revenues 
reported  were  net  of  expenses. 

Equipment  rentals  department  expenses  are 
projected  to  average  1.5  percent  of  total 
revenue. 

Sum  of  Lines  11  through  13. 

Line  10  minus  Line  14. 


UNDISTRIBUTED  OPERATING  EXPENSES 

Line  16.  Administrative  and  general  expenses  consist  of 

payroll  and  other  expenses.  As  a  result  of 
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economies  of  scale,  this  expense  would  decrease 
with  an  increase  in  utilization.  Administrative 
expenses  are  fixed  at  $150 , 000/year  until  a  55 
percent  occupancy  is  reached.  At  that  time,  the 
expense  increases  by  10  percent  and  then  remains 
constant,  growing  only  with  inflation. 

Line  17 .  Marketing  expense  is  assumed  to  remain  constant 

at  $90,000  due  to  the  large  base  of  Naval  users 
at  the  discounted  room  rates.  At  57  percent 
occupancy  these  expenses  increase  by  10  percent 
and  then  stabilize. 

Line  18.  Utility  costs  would  decrease  as  a  percent  of 

total  revenue  based  on  the  utilization  rate.  The 
energy  costs  bottom  out  at  $50,000.  At  57 
percent  the  energy  costs  increase  by  10  percent 
and  then  stabilize. 

Property  operation  and  maintenance  would  include 
payroll  and  related  expenses  as  well  as  other 
expenses  such  as  painting,  maintenance,  and 
operating  supplies.  Remaining  constant  at 
$50,000  until  occupancy  levels  reach  55  percent, 
these  costs  will  continue  to  remain  constant  at 
a  level  of  2.5  percent  of  total  revenues. 

Management  fees,  for  the  management  of  the 
conference  facility  are  fixed  at  $100,000  per 
year  until  operations  are  stabilized  at  55 
percent,  at  which  time  they  represent  5  percent 
of  total  revenue. 

Line  21.  Sum  of  Line  16  through  Line  20. 

Line  22.  Line  15  minus  Line  21. 


FIXED  CHARGES 

Line  23.  Estimated  property  tax  and  land  lease  payments 

equal  0. 

Line  24.  Estimated  insurance  for  this  type  of  facility 

to_als  $0.25  per  square  foot,  or  $6,250. 

Line  25.  A  replacement  reserve  of  5  percent  of  total 

revenues  is  assumed  at  all  occupancy  levels. 

Line  26.  Sum  of  Line  23  through  Line  25. 
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APPENDIX  L 


MARKET  STUDY  FOR  A  PROPOSED 
BACHELOR  OFFICERS  QUARTERS 
NAVAL  MEDICAL  CENTER, 
NATIONAL  CAPITAL  REGION 
BETHESDA,  MARYLAND 


PREFACE 


Appendix  L  was  originally  prepared  by  Pannell  Kerr  Forster  under  a 
subcontract  with  LMI  and  published  separately  with  a  restricted  distribution.  We 
have  reprinted  it  here  with  no  changes.  Thus,  material  in  the  original  document  or 
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March  18,  1988 


Mr.  Trevor  Neve 

Logistics  Management  Institute 
6400 'Goldsboro  Road 
Bethesda,  Maryland  20817 

Dear  Mr .  Neve : 

We  have  completed  our  study  of  the  potential  market  demand  for  a 
proposed  Bachelor  Officers  Quarters  (BOQ)  to  be  located  at  the  Naval 
Medical  Command  National  Capital  Region  in  Bethesda,  Maryland. 

The  entire  study  and  conclusions  reached  are  based  upon  our  present 
knowledge  and  information  with  respect  to  existing  supply  and  demand 
conditions  in  the  market  area  at  the  completion  of  our  fieldwork  on 
February  1,  1988. 

As  in  all  studies  of  this  type,  our  estimates  of  demand  are  are  based  on 
assumptions  which  are  subject  to  uncertainty  and  variation.  Therefore, 
we  do  not  represent  them  as  results  that  will  actually  be  achieved.  Ue 
have  no  obligation,  unless  subsequently  engaged,  to  update  or  revise 
this  study  because  of  events  and  transactions  occurring  subsequent  to 
the  completion  of  our  fieldwork  on  February  1,  1988. 

It  is  expressly  understood  that  the  scope  of  this  study  and  the  report 
thereon  does  not  Include  the  possible  impact  of  licensing  requirements, 
or  other  restrictions  concerning  the  BOQ  except  where  such  matters  have 
been  brought  to  our  attention  and  which  are  set  forth  in  this  report. 

This  report  has  been  prepared  primarily  for  your  use  and  guidance  in 
determining  the  demand  for  the  proposed  BOQ  in  relation  to  its  cost  and 
for  possible  use  in  negotiation  of  a  lease  or  development  agreement.  As 
is  customary  in  assignments  of  this  nature,  neither  our  name  nor  the 
material  submitted  may  be  included  in  any  prospectus,  newspaper 
publicity,  or  as  a  part  of  any  printed  material,  or  used  in  offerings  or 
representations  in  connection  with  the  sale  of  securities  or 
participation  interests  to  the  public. 

Ue  should  be  pleased  to  hear  from  you  if  we  can  be  of  further  assistance 
in  the  interpretation  and  application  of  our  findings  and  conclusions. 
Ve  express  our  appreciation  to  you  and  your  associates  for  the 
cooperation  extended  to  us  during  the  course  of  our  engagement. 

Very  truly  yours. 


PANNELL 

KERR 

FORSTER 

Certified  Public  Accountants 

1155  15th  Street.  NW 
Washington.  DC  20005 
Telephone  (202)  331-4000 
Telex  70-6769  PANKERR  WSH  DC 
Telefax  202-659-6896 
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INTRODUCTION 


PURPOSE  AND  SCOPE  OF  THE  STUDY 

This  study  was  undertaken  in  order  to  determine  the  magnitude  of 
potential  room  night  demand  by  both  military  and  civilian  (government 
and  non-government)  sources  for  a  proposed  Bachelor  Officer's  Quarters 
(BOQ)  to  be  located  at  one  of  several  potential  sites  at  the  Naval 
Medical  Command  National  Capital  Region,  Bethesda,  Maryland.  The  study 
was  performed  with  the  understanding  that  the  Navy  plans  to  request 
proposals  from  the  private  sector  to  finance,  construct,  own,  maintain, 
and  operate  the  BOQ  at  a  lower  price  than  the  cost  to  the  government  to 
provide  a  similar  facility  and  services. 


The  scope  of  the  study  included  the  following: 

•  Overview  of  the  Naval  Medical  Command  National  Capital  Region 
and  National  Institutes  of  Health. 

•  A  qualitative  and  quantitative  assessment  of  the  on-base  and 
off-base  accommodations  supply,  present  and  projected. 

•  Analysis  of  the  demand,  present  and  projected,  for  overnight 
transient  accommodations  in  the  area. 

•  Development  of  an  estimate  of  the  number  of  occupied  BOQ  rooms 
that  can  be  guaranteed  by  the  government  on  a  dally  basis. 

•  Development  of  an  estimate  of  additional  room  night  demand, 
not  guaranteed  by  the  government,  which  could  reasonably  be 
expected  to  stay  at  the  BOQ  with  minimal  marketing 
expenditures  by  the  owner/operator . 

•  Determination  of  the  room  rate  the  government  should  pay  for 
the  occupied  rooms  guaranteed  by  the  government. 

•  Determination  of  the  room  rates  per  occupied  room  achievable 
for  other  guest  rooms  which  would  not  be  occupied  as  part  of 
the  government  guarantee . 
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•  Development  of  recommendations  relating  to  market  orientation, 
facilities,  and  services  of  the  proposed  transient  BOQ/Hotel. * 

APPROACH  AND  METHODOLOGY 

Our  approach  to  this  assignment  was  to  examine  potential  demand  sources 
for  the  BOQ  including  authorized  and  non-authorized  users.  Among  the 
many  people  whom  we  interviewed  are  the  following. 

•  *.  Rich  Grzesiak  -  Bachelor  Housing  Survey  Coordinator  - 
Department  of  the  Navy,  Northern  Division,  Naval  Facilities 
Engineering  Command 

•  Ensign  Porter  -  Assistant  Head  of  Operations  Management, 
NMCNCR 

•  Mrs.  Shirley  Lester  -  Housing  Referral  Manager  -  NMCNCR 

•  Ms.  Cilita  Monnett  -  Housing  Referral  Counselor /Assistant 
Manager  -  NMCNCR 

•  Chief  Keane  -  BOQ  Manager,  NMCNCR 

•  Lt.  Fox  -  Officer  in  Charge  -  Personnel  Support  Activity 
Detachment 

•  Chief  Mansburger  -  Disbursement /Military  Records  -  Personnel 
Support  Detachment 

•  Dr.  Betty  Colletti  -  Assistant  Director  of  Student  Affairs, 

Naval  School  of  Health  Science 

•  Carl  Bauer  -  Navy  Lodge  Manager,  NMCNCR 

•  HMCM.  Rackstraw  -  Student  Records  -  Office  of  Naval  Medicine, 
Pentagon 

•  Mr.  Gary  Arrington  -  Naval  Housing,  Pentagon 

•  Lt.  O'Connor  -  Out-patient  Administrator  -  Naval  Hospital 

•  Lt.  Shehane  -  Public  Affairs,  NMCNCR 

•  Lt.  Bailey  -  Planning  -  NMCNCR 

•  Commander  Kiefer  -  Resident  In-Charge  of  Construction  -  NMCNCR 

•  Ms.  Jackie  Halleran  -  Contracts  -  NMCNCR 
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•  Pt.  Wilson  -  Desk  Clerk,  BEQ  125,  NMCNCR 

•  Ms.  Brenda  Parker  -  Out-patient  Admissions  -  National 
Institute  of  Health 

•  Ms.  Diane  Wilcox  -  Voucher  Officer  -  All  Institutes,  National 
Institutes  of  Health 

•  Mrs.  Ruth  Zaccarusso  -  Voucher  Officer  -  Cancer  Institute, 
NIH,  National  Institutes  of  Health 

•  Mr.  Ray  Rothman  -  Contract  Director,  Armed  Forces  Radiology 
Research  Institute 

•  Mr.  Ray  Florence  -  Facilities  Director,  Armed  Force  Radiology 
Institute 

•  Mrs.  Anne  Leahy  -  Continuing  Education  Clerk  -  Naval  Dental 
School 

•  Mrs.  Linda  Coleman  -  Secretary  of  the  Director,  Naval  Dental 
School 

m  Mr.  William  Fraunhurst  -  Director,  Office  Commissioned  Corps, 
Public  Health  Service 

•  Chief  Mercado  -  Manpower  Management  ~  Naval  Health  Sciences 
Education  and  Training  Command 

•  Mrs.  Maureen  Young  -  Secretary  of  the  Commander,  Naval  Medical 
Research  and  Development  Command 

•  Ms.  Amy  Lessie  -  Student  Affairs,  Uniformed  Services 

University  of  the  Health  Sciences 

•  Ms.  Lyn  Hammer  -  Conferences  Coordinator,  Uniformed  Services 
University  of  the  Health  Sciences 

•  Dr.  K.  Kinnamon  -  Associate  Dean  for  Operation  -  Uniformed 

Services  University  of  the  Health  Sciences 

•  Dr.  John  Bullard  -  Executive  Director  of  Continuing  Education 
-  Uniformed  Services  University  of  the  Health  Services 

•  Ms.  Jonesi  Lewis  -  Contract  Secretary,  Travel  Department, 

Naval  Regional  Contract  Center 

•  Mrs.  Phylis  Chang  -  Organizational  Office,  Health  and  Human 

Services,  National  Institute  of  Health 
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•  Mrs.  Kerry  Corbin  -  Schedule  of  Conferences  Secretary,  Multi- 
Discipline  Laboratory  -  Uniformed  Services  University  of  the 
Health  Services 

•  Mark  Hackly  -  Facilities  Assistant,  NMCNCR 

•  Jack  Markowitz  -  Deputy  Director  of  Operations,  Public  Health 
Services 

e  Dr.  Becker  -  Administrative  Director,  Public  Health  Services 

•  Dr.  Kealigy  -  Surgeon  Generals  Office,  Public  Health  Services 

•  Conference  Reservations  Department,  National  Institutes  of 
Health 

•  Mr.  Walt  Rachin  -  Facilities  Management,  Armed  Forces 
Radiology  Research  Institute 

•  Naval  Investigative  Services  Office  of  the  Director 

e  Mr.  Bill  Faught  -  Planning,  Naval  Facilities  Engineering 
Command,  Chesapeake  Division 

•  Mr.  Mel  Wells  -  Naval  Housing  Department,  Transient 
Department,  Department  of  the  Navy,  Northern  Division,  Naval 
Facilities  Engineering  Command 

•  Mr.  Jim  Brown  -  Manpower,  Commission  Corps,  Public  Health 
Services 

•  Lt.  Corfield  -  Manpower,  Naval  Medical  Research  Institute 

•  Chief  Aucher  -  Facilities  Manager,  Naval  School  of  Health 
Sciences 

e  Lt.  Sanford  -  Operating  Management,  Naval  Hospital 

•  Lt .  Widley  -  NITRAS  Manager,  Naval  School  of  Health  Sciences 

•  Mrs.  Bee  Ramsey  -  Administrative  Assistant,  Regional  Physical 
Education  Board 

•  Mrs.  Diana  Bertnam  -  Visitors  Information  Center,  National 
Institute  >f  Health 

e  Dr.  Steve  Groven  -  Executive  Director  of  Clinical  Center, 
National  Institute  of  Health 

•  Mr.  John  Sauttemkowski  -  Budget  Director  Clinical  Center, 
National  Institute  of  Health 
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0  Mrs.  Diane  Palermo  -  Public  Affairs,  Naval  Surface  Weapons 
Center 

•  Dr.  A.  Berg  -  Social  Work  Department,  National  Institutes  of 
Health 

•  HMN1.  Vasser  -  Out-patient  Records,  Naval  Hospital 

•  HMN1.  Cook  -  In-patient  Records,  Naval  Hospital 

•  Mr.  Woody  June  -  Officers  Club  Manager 
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SUMMARY  OF  FINDINGS  AND  CONCLUSIONS 


•  On  the  basis  of  our  study  and  analysis,  we  are  of  the  opinion  that 
there  is  sufficient  existing  and  prospective  demand  to  support  the 
private  sector  development  of  a  rooms-only  (i.e.,  no  food  and  beverage 
facilities  or  meeting  rooms)  transient  Bachelor  Officer's  Quarters /Hotel 
("proposed  BOQ"),  with  a  minimum  room  count  of  200,  located  at  the  Naval 
Medical  Command,  National  Capital  Region  (NMCNCR),  Bethesda,  Maryland. 
Potential  daily  demand  for  the  sleeping  rooms  in  the  proposed  BOQ  is 
summarized  in  Table  1  on  page  II-2. 

•  Based  on  present  and  anticipated  future  market  demand  factors,  we 
recommend  that  the  U.S.  Navy  should  offer  prospective  developers  of  the 
proposed  BOQ  a  guaranteed  daily  occupancy  of  100  rooms  at  an  average 
daily  room  rate  per  occupied  room  of  $40.00  with  the  developer  building 
additional  sleeping  rooms  at  his  own  risk.  We  estimate  that  the 
developer  will  be  able  to  rent  additional  rooms  at  room  rates  of  at 
least  $40.00  and  as  high  as  $60.00  per  night. 

«  The  proposed  BOQ  would  be  well  located  in  terms  of  accessibility  to 
room  night  demand  generators  at  the  Naval  Medical  Command,  National 
Capital  Region  and  neighboring  National  Institutes  of  Health  (NIH). 

•  We  recommend  that  the  proposed  BOQ  be  constructed  according  to 
standard  BOQ  specifications,  but  that  at  least  25  percent  of  rooms  have 
two  double  beds  to  provide  flexibility  for  families. 
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•  Our  analysis  of  NMCNCR  and  NIH  found  that  there  will  be  continuing 
support  for  the  missions,  institutes,  and  agencies.  We  examined 
indicators  such  as  funding  for  activities,  number  of  personnel,  research 
and  development  projects,  and  hospital  service  growth  before  coming  to 
this  conclusion. 

•  Currently,  some  of  the  potential  users  of  a  privately  developed 
transient  Bachelor  Officer’s  Quarters /Hotel  at  NMCNCR  are  being 
accommodated  on-base  in  BOQ  Building  11  at  NMCNCR,  which  has  space  for 
40  transient  officers,  and  off-base  in  27  hotels/motels  with  an 
aggregate  total  of  4,890  available  rooms  per  day. 

•  Building  11,  the  existing  BOQ  at  NMCNCR,  is  deficient  in  both 
quantity  and  quality  of  available  spaces.  A  BOQ  facility,  by  design,  is 
the  primary  source  of  housing  for  transient  officers  and  civilian 
employees  on  military  orders,  due  to  the  ability  to  house  those  in  need 
of  rooms  at  a  cost  less  than  the  market.  At  NMCNCR  the  demand  exceeds 
the  on-base  rooms  supply,  resulting  in  a  deficit  estimated  at  40 
transient  personnel  per  day.  The  housing  shortfall  requires  the  Navy  to 
issue  non-availability  per  diem  (Montgomery  County  rate)  to  all 
transient  officers  and  civilian  government  employees.  Before  January  1, 
1988,  this  per  diem  rate  was  $75.00  ($42.00  for  lodging  and  $33.00  for 
food)  for  military  officers  and  $117.00  ($84.00  for  lodging  and  $33.00 
for  food)  for  civilian  government  employees.  As  of  January  1,  1988,  the 
per  diem  rate  for  military  officers  was  raised  to  $117.00,  making  the 
military  per  diem  equal  to  that  of  civilian  government  employees. 
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•  In  Montgoaery  County,  within  a  circular  market  area  which  has  NMCNCR 
at  its  center  and  has  a  15-alle  radius,  there  are  35  hotels  with  an 
aggregate  total  o£  6,347  rooms.  Based  on  our  market  research,  we 
identified  27  of  the  35  hotels  which  accommodated  some  military 
personnel  or  civilian  government  personnel  in  1987.  The  27  hotels,  with 
an  aggregate  total  of  4,890  rooms,  are  listed  in  Section  IV  of  this 
report.  Management  personnel  at  each  hotel  were  asked  the  percentage  of 
rooms  occupied  by  persons  who  were  given  a  government  room  rate.  In 
some  cases,  at  economy-level  hotel  properties,  the  government  rate  was 
the  same  as  the  regular  room  rate  so  management  made  their  best  estimate 
of  the  employer  of  their  guests » 

•  There  are  two  hotels  currently  under  construction  in  the  market  area, 
as  well  as  several  proposed  hotels,  including  the  proposed  BOQ.  Those 
hotels  under  construction  include  a  146-room  Courtyard  by  Marriott  at 
Route  29  and  Randolph  Road,  Silver  Spring  and  a  203-room  Woodfln  Suites 
on  1380  Picard  Drive,  Rockville.  Proposed  hotels  include  the  following: 
the  proposed  BOQ;  a  Quality  Inn  at  Westfarm,  Route  29  and  Randolph  Road, 
Silver  Spring;  a  144-room  Imperial  400  at  the  400  block  of  Hungerford 
Drive,  Rockville;  and  a  Marriott  Washingtonian  Center  Hotel  at 
Interstate  270  between  Shady  Grove  Road  and  the  proposed  Interstate  370 
interchanges  in  Gaithersburg.  Based  on  their  location  and  market 
orientation,  we  have  determined  that  these  projects  would  not  reduce  the 
amount  of  potential  demand  for  the  proposed  BOQ.  A  recent  addition  to 
rooms  supply  is  the  21-room  Navy  Lodge  at  NMCNCR  which  reopened  on 
February  8,  1988  after  2  years  of  renovations. 
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•  Based  on  our  market  research,  we  estimate  that  the  1987  aggregate 
annual  occupancy  of  the  27  hotels  previously  discussed  will  be  68 
percent  at  an  aggregate  average  daily  room  rate  per  occupied  room  of 
approximately  $57.00.  The  aggregate  distribution  of  occupied  rooms  by 
market  segment,  in  the  27  hotels,  is  estimated  at  41  percent  commercial 
individual,  12  percent  corporate  group,  4  percent  association  group,  2 
percent  permanents,  24  percent  discretionary  travel,  and  17  percent 
government /military. 

•  During  our  fieldwork  we  learned  that  there  is  a  doctor  that  has 
interest  in  developing  a  lodging  facility  catering  to  patients  at  NMCNCR 
and  NIH.  The  doctor’s  partner  owns  three  parcels  of  land  in  the 
southeast  quadrant  formed  by  the  intersection  of  Rockville  Pike  (MD 
Route  355)  and  Jones  Bridge  Road.  Because  of  the  preliminary  status  of 
the  doctor '8  plans  for  development,  and  relevant  zoning  issues,  we 
consider  the  probability  of  completion  to  be  very  uncertain. 


SECTION  III 

OVERVIEW  OF  THE  NAVAL  MEDICAL  COMMAND,  NATIONAL  CAPITAL  REGION  AND 

NATIONAL  INSTITUTE  OF  HEALTH 
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OVERVIEW  OF  THE  NAVAL  MEDICAL  COMMAND,  NATIONAL  CAPITAL  REGION  AND 

NATIONAL  INSTITUTES  OF  HEALTH 

REGIONAL  AND  VICINITY  OVERVIEW 

The  Naval  Medical  Command,  National  Capital  Region  (NMCNCR)  is  located 
in  the  Washington,  D.C.  metropolitan  area,  in  Montgomery  County, 
Maryland,  a  contiguous  suburb  of  Washington. 

The  NMCNCR  contributes  to  the  special  characteristics  of  and  benefits 
from  its  location  in  Montgomery  County.  The  county's  "work  force  and 
strategic  location  adjacent  to  the  nation's  capital  help  shape  its 
scientific-research  and  development-industrial  character.  The  county  is 
one  of  the  nation's  centers  of  research  and  development  activities  - 
both  private  and  governmental."  The  Naval  Medical  Command,  National 
Capital  Region  is  among  the  major  federal  research  and  development 
installations  in  the  county  which  also  include  The  National  Institutes 
of  Health,  National  Bureau  of  Standards,  Department  of  Energy,  Naval 
Ship  Research  and  Development  Center,  and  Naval  Surface  Weapons  Center. 

In  addition,  more  than  40  percent  of  the  major  private  employers  in 
Montgomery  County  are  involved  with  advanced  electronic  technology, 
telecommunications,  or  medical  sciences. 

The  triad  of  health  care,  education  and  research  represented  at  NMCNCR 
includes  a  new  replacement  acute-care  hospital  with  a  total  of 
approximately  600  beds;  Naval  Hospital,  Bethesda,  the  leading  naval 
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medical  research  facility;  Naval  Medical  Research  Institute  (NMRI),  the 
headquarters  command  for  Naval  Medical  Research  and  Development  Command 
(NMRDC);  Naval  Health  Sciences  Education  and  Training  Command  (NHSETC); 
the  Naval  School  of  Health  Sciences  (NSHS);  the  Naval  Medical  Data 
Services  Center  (NMDSC);  and  the  National  Naval  Dental  Center  (NNDC) 
which  provides  advanced  dental  care  and  training*  In  addition,  located 
at  NMCNCR  are  two  Department  of  Defense  activities:  the  Uniformed 
Services  University  of  Health  Sciences  (USUHS),  the  only  military 
medical  school  in  the  United  States;  and  the  Armed  Forces 
Radiobiological  Research  Institute  (AFRRI),  which  performs  approximately 
95  percent  of  the  biomedical  neutron  irradiation  research  in  the  free 
world*  These  activities  combine  to  make  NMCNCR  a  prestigious  and  unique 
center  for  health  sciences  and  one  which  interacts  with  and  enriches  the 
biomedical  research,  and  development,  and  education  activities, 
concentrated  in  Montgomery  County. 

NIH,  occupying  306  acres  across  Wisconsin  Avenue  from  NMCNCR,  has  nearly 
14,000  employees,  an  annual  budget  of  $6  billion,  and  is  a  biomedical 
research  institution  unrivaled  in  quality.  The  National  Library  of 
Medicine,  the  world’s  largest  library  on  a  single  subject,  adjoins  NIH. 
The  library  includes  a  research  and  development  component,  the  Lister 
Hill  National  Center  for  Biomedical  Communications. 


Regional  Map 
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PLANNING  FACTORS  RELATIVE  TO  ADJACENT  COMMUNITY 

The  following  information  provides  the  framework  of  planning  regulations 
and  agencies  having  jurisdiction  over  the  area  which  surrounds  the  Naval 
Medical  Command,  National  Capital  Region  (NMCNCR). 

Surrounding  Residential  Development 

The  NMCNCR  complex  in  Bethesda  is  surrounded  by  a  mixture  of 
residential.  Institutional,  and  open  space  uses.  The  residential 
character  of  the  community  on  the  east  side  of  Wisconsin  Avenue,  on 
which  NMCNCR  is  located,  must  be  respected  in  planning  for  NMCNCR.  Of 
particular  community  concern  are  building  setbacks  from  the  borders  of 
the  site,  height  of  buildings,  and  landscaping,  particularly  of  the 
borders.  This  community  concern  is  shared  fully  by  the  National  Capital 
Planning  Commission  and  the  Maryland  National  Capital  Parks  and  Planning 
Commission.  The  area  in  the  vicinity  of  the  NMCNCR  is  considered  to  be 
a  mature  developed  community. 

In  all  plans  which  have  been  prepared,  from  early  regional  plans  to  the 
1970  master  plan  for  the  Bethesda-Chevy  Chase  area,  the  NMCNCR  site 
along  with  the  campus  of  NIH,  Including  the  National  Library  of 
Medicine,  have  been  defined  in  terms  of  future  land  use  as  federal  or 
federal-institutional  areas  located  within  the  built-up  urban  core 
dowr -county  area  of  Montgomery  County. 

Existing  Zoning 

Zoning  in  the  vicinity  of  the  site  generally  reflects  the  existing  land 
use  and  master  plan  proposals  for  the  area.  Present  zoning  is 
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predominantly  low-density  single-family  residential,  in  the  R-60  and 
R-90  zones,  with  the  federal  institutional  areas  located  in  an  R-60 
zone.  Within  these  low-density  residential  zones,  a  variety  of 
institutional-related  uses,  such  as  private  educational  institutions, 
hospitals,  and  philanthropic  institutions  are  permitted  as  special 
exceptions. 

Agencies  Responsible  for  Planning 

The  Metropolitan  Washington  Council  of  Governments  (COG),  the  regional 
planning  agency  for  the  Washington  area,  works  to  coordinate  land-use 
planning  in  the  region  and  to  develop  policies  to  solve  areawide 
problems.  The  Montgomery  County  Planning  Board  of  the  Maryland  National 
Capital  Park  and  F  .-ning  Commission  (MNCPPC)  is  the  agency  responsible 
for  land-use  planning  in  Montgomery  County.  MNCPPC  is  a  bi-county 
agency  of  Montgomery  and  Prince  George’s  Counties;  each  county  has  a 
appointed  planning  board  which  is  the  official  planning  agency  for  the 
county.  The  National  Capital  Planning  Commission  (NCPC)  is  the 
planning  review  agency  for  federal  projects  in  the  Washington 
metropolitan  area.’ 

NAVAL  MEDICAL  COMMAND,  NATIONAL  CAPITAL  REGION  (NMCNCR)  OVERVIEW 
NMCNCR  operates  a  regional  command  headquarters  at  Bethesda  which  has 
authority  for  the  activities  «f  the  Naval  medical  facilities  of  the 
entire  region.  At  Bethesda,  NMCNCR  operates  35  buildings  located  on  a 
handsome  well-landscaped  site  of  243  acres.  This  campus  serves  as  a 
base  of  operations  for  the  following  tenant  commands: 
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Naval  Medical  Command  activities: 

Naval  Hospital,  Bethesda  (NHBETH) 

National  Naval  Dental  Center  (NNDC) 

Naval  Health  Sciences  Education  and  Training  Command  (NHSETC) 

Naval  School  of  Health  Sciences  (NSHS) 

Naval  Medical  Data  Services  Center  (NMDSC) 

Naval  Medical  Research  and  Development  Command  (NMRDC) 

Naval  Medical  Research  Institute  (NMRI) 

Department  of  the  Navy  Disability  Evaluation  System  activity: 

Regional  Physical  Evaluation  Board 

Naval  District  of  Washington  activities  : 

Personnel  Support  Detachment  -  Bethesda  (PERSUPPDET) 

Naval  Investigative  Service  (NIS) 

Naval  Facilities  Engineering  Command  activity: 

Resident  Officer  in  Charge  of  Construction  (ROICC,  Bethesda) 

Department  of  Defense  activities: 

Uniformed  Services  University  of  Health  Sciences  (USUHS) 

Armed  Forces  Radiobiology  Research  Institute  (AFRRI)  -  reports  to 
Defense  Nuclear  Agency 

The  presence  of  these  commands  established  Bethesda  as  the  foremost 
center  of  Naval  medical  care,  research,  and  education.  The  following 
paragraphs  summarize  the  tenant  commands  based  on  their  missions: 

NMCNCR  -  Naval  Medical  Command,  National  Capital  Region 
MISSION  -  The  Naval  Medical  Command,  National  Capital  Region  (NMCNCR), 
commands  assigned  naval  shore  activities  and  ensures  that  those 
activities  are  provided  an  appropriate  level  of  resources  to  effectively 
and  efficiently  accomplish  their  assigned  missions  and  functions.  The 
command  directs  the  overall  provision  of  comprehensive  and  quality 
health  care  services  throughout  the  assigned  geographical  and 
mission-identified  areas  of  responsibility  as  prescribed  by  10  U.S. 
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Codes  and  other  applicable  directives,  and  acts  as  the  central  authority 
for  cooperation  with  military  and  civilian  authorities  in  matters 
pertaining  to  public  health,  disasters,  and  other  emergencies.  It  also 
provides  necessary  services  to  support  tenant  activities. 

The  Naval  Medical  Command,  National  Capital  Region  (NMCNCR),  is  under 
the  command  of  and  the  support  of  the  Naval  Medical  Command,  Washington, 
an  echelon  II  Command. 

NHSETC  -  Naval  Health  Services  Education  and  Training  Command 
MISSION  -  Implement  policy  and  exercise  control,  administration  and 
management  of  health  sciences  education  and  clinical  investigative 
training  programs  for  the  Department  of  the  Navy;  develop  plans, 
objectives,  priorities,  organization  procedures,  and  standards  to  meet 
education  and  training  requirements;  establish,  evaluate,  and  maintain 
optimal  health  sciences  educational  and  training  programs  that  will 
ensure  maximum  responsiveness  to  the  operational  and  professional  needs 
of  the  service;  and  provide  budgetary  support  for  the  training 
activities  and  programs  of  the  Medical  Department  of  the  Navy. 

NMDSC  -  Naval  Medical  Data  Services  Center 
MISSION  -  Provide,  coordinate,  and  control  centralized  data-processing 
services  for  naval  medical,  statistical,  and  other  data  systems  on  a 
worldwide  basis  as  directed  by  the  Chief,  Naval  Medical  Command  (NMC), 
and  higher  authority;  cooperate  with  other  bureaus,  offices,  and 
agencies  in  matters  pertaining  to  data  processing. 
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NSHS  -  Naval  School  of  Health  Sciences 
MISSION  -  Conduct  entry  level  through  advanced  level  education  and 
training  for  Medical  Department  personnel  to  ensure  maximum 
responsiveness  to  operational  and  professional  requirements.  Perform 
such  other  functions  as  may  be  directed  by  the  Naval  Medical  Command. 

NNDC  -  National  Naval  Dental  Center 

MISSION  -  Provide  comprehensive  and  specialized  dental  services  to  Navy 
and  Marine  Corps  activities  units  of  the  operating  forces  and  other 
authorized  personnel  in  the  assigned  geographic  area. 

NMRDC  -  Naval  Medical  Research  and  Development  Command 
MISSION  -  Manage  the  Navy  Medical  Department  Research,  Test,  and 
Evaluation  programs  concerning  the  health,  safety,  and  performance  of 
Naval  personnel. 

USUHS  -  Uniformed  Services  University  of  the  Health  Sciences 
MISSION  -  Provide  the  highest  quality  educational  programs  in  the  health 
sciences  to  those  selected  individuals  who  demonstrate  dedication  to  a 
career  in  the  health  professions  of  the  uniformed  services.  The 
Uniformed  Services  University  shall  be  responsive  to  the  overall 
education  needs  of  the  military  departments  relating  specifically  to  the 
preparation  of  individuals  for  careers  in  the  health  profession. 

NMRI  -  Naval  Medical  Research  Institute 
MISSION  -  Conduct  basic  and  applied  research  and  development  concerned 
with  the  health,  safety,  and  efficiency  of  Naval  personnel. 
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NHBETH  -  Naval  Hospital,  Bethesda 

MISSION  -  Provide  a  comprehensive  range  of  emergency,  out-patient,  and 
in-patient  health  care  services  to  active  duty  Navy  and  Marine  Corps 
personnel  and  active  duty  members  of  other  federal  uniformed  services. 
Subject  to  the  availability  of  space  and  resources,  provide  the  maximum 
range  and  amount  of  comprehensive  health  care  services  possible  for 
other  authorized  persons  as  prescribed  by  Title  10,  U.S.  Code,  and  other 
applicable  directives. 

AFRRI  -  Armed  Forces  Radiobiology  Research  Institute 
MISSION  -  Conduct  research  in  the  field  of  radiobiology  and  related 
matters  essential  to  the  operational  and  medical  support  of  the 
Department  of  Defense  and  the  military  services. 

MISCELLANEOUS  COMMANDS 

A  number  of  smaller  command  detachments  provide  services  to  base 
personnel  and  have  apace  assigned  to  their  operations. 

RPEB  -  Regional  Physical  Evaluation  Board 
RPEB  is  the  regional  office  for  the  Department  of  the  Navy  Disability 
Evaluation  System.  It  reviews  the  medical  claims  and  provides  hearings 
for  all  cases  occurring  within  the  region.  The  RPEB  is  actually  a 
Tenant  Command  at  NMCNCR. 
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PERSUPPDET  -  Personnel  Support  Detachment 
PERSUPPDET  is  the  activity  responsible  for  Navy  personnel  natters.  It 
reports  to  the  Naval  District,  Washington  and  handles  all  processing  of 
personnel  including  l.D.s,  transfers,  reenlistments/separations, 
disbursement,  and  transportation. 

NTS  -  Naval  Investigative  Service 

NIS  reports  to  Naval  District,  Washington  and  maintains  a  small  office 
suite  at  NMCNCR.  It  is  the  activity  responsible  for  the  security  and 
investigative  duties  that  are  necessary  prior  to  visits  by  high  ranking 
government  and  military  officials. 

ROICC  -  Resident  Officer  in  Charge  of  Construction 
The  overall  objective  of  the  ROICC  office  is  to  provide  the 
administrative,  contractual,  and  technical  services  necessary  to  execute 
the  assigned  Construction  Program  in  a  manner  to  complete  quality 
construction  which  meets  the  operational  and  technical  needs  of  the 
sponsors  at  reasonable  cost  and  in  a  timely  manner. 

NMCNCR  INDEX  OF  EXISTING  STRUCTURES 

Presented  in  Table  2  on  page  III-12  is  an  index  of  existing  structures 
at  NMCNCR,  and  a  map  showing  the  location  of  these  buildings  is 
presented  on  page  111-13. 
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SUPPLY  ANALYSIS 


INTRODUCTION 

The  proposed  BOQ  will  be  a  lodging  facility  built  for  the  primary 
purpose  of  accommodating  the  transient  government /military  demand 
generated  by  NMCNCR  and  NIH.  The  new  BOQ  will  represent  a  significant 
departure  from  the  out-dated  style  and  institutional  appearance  of  the 
existing  BOQ  located  on  the  grounds  of  NMCNCR. 

Once  built,  the  proposed  BOQ  will  accommodate  the  government/military 
transient  demand  that  is  currently  being  accommodated  by  the  existing 
BOQ,  Building  11,  and  certain  hotels  in  Montgomery  County.  When 
completed,  the  proposed  BOQ  is  not  expected  to  compete  directly  with 
hotels  in  the  market  area  for  military/government  transient  personnel  on 
orders  to  NMCNCR  because  they  will  be  required  to  stay  at  the  new  BOQ. 
However,  in  a  broadly  competitive  context,  the  BOQ  will  compete  with 
certain  hotels  in  the  market  area  because  it  will  accommodate  some 
people  generated  by  NIH  as  well  as  the  general  public. 

BOQ  ROOMS  SUPPLY 

Existing  BOQ  at  NMCNCR 

In  fiscal  year  1987,  the  supply  of  unaccompanied  officer  accommodations 
at  NMCNCR  consisted  of  93  transient  and  permanent  party  guest  rooms 
contained  in  one  BOQ.  The  BOQ,  Building  11,  was  built  in  1941  and  has 
had  heavy  use  with  only  essential  repairs  and  minor  structural 
modifications.  Based  on  new  Navy  standards,  all  93  units  are  of 
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inadequate  or  sub-standard  quality  because  of  their  size  (too  small)  and 
lack  of  private  baths. 


The  following  information  from  the  Bachelor  Personnel  Housing  Asset 
Report  dated  October  10,  1987  summarizes  the  existing  BOQ: 


Year  Built:  1941 

Year  Improved:  1985 


Bachelor  Officers 
Quarters /Private  Baths 

Rooms  under  250  NF . 0 

Rooms  between  250/399  NF...0 
Rooms  over  400  NF . 4 


Bachelor  Officers 
Quarter/Centered  Baths 


Rooms  under  250  NF . 89 

Rooms  between  250/399  NF....0 
Rooms  over  400  NF . 0 


Classifications 

Adequate 

Substandard 

Inadequate 

Total 


Area/Square  Feet 
0 

1,880 

35,725 

37,605 


Available  Spaces 

0 

4 

89 

93 


Officer/Grade 

0 

(03-010) 

(Wl-01) 


The  above  information  indicates  that  there  is  currently  (February  1988) 
a  deficiency  of  adequate  existing  rooms.  Rooms  available  at  the  BOQ 
have  been  allocated  by  type  of  stay  —  52  have  been  allocated  for 
permanent  party  officers,  36  for  transient  officers,  four  for  V.I.P.s, 
and  1  for  the  duty  officer.  Based  on  the  Unaccompanied  Personnel 
Housing  (UPH  Inventory  and  Utilization  Data)  Report  for  Fiscal  Year 
1986  (October  1,  1986  through  September  30,  1987),  the  BOQ  attained  a 
full  utilization  or  average  annual  room  occupancy  level  of  100  percent, 
and  charged  the  following  nightly  room  rates:  $4.00  for  the  89 
transient  and  permanent  party  rooms,  and  $8.00  for  the  four  V.I.P. 
suites.  The  preceding  room  rates  do  not  reflect  the  true  cost  of  the 
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government  supported  housing:  they  amount  to  a  nominal  charge  to  help 
cover  the  cost  of  the  contract  for  cleaning  the  BOQ.  The  true  cost  of 
operating  the  existing  BOQ  was  not  available  to  us,  due  to  the  internal 
accounting  methods  and  funding  of  such  facilities. 


EXISTING  OFF-BASE  TRANSIENT  HOUSING  SUPPLY 

Off-base  transient  housing  (daily,  weekly,  monthly  rentals)  in  the 
economy  consists  of  rooms  in  private  homes,  hotel  rooms,  and  some 
apartment  hotels  offering  month-to-month  rentals. 

Presented  in  Table  3  on  page  IV-4  are  data  on  27  hotels  in  Montgomery 
County  that  accommodated  transient  military  or  other  government  demand 
in  1987.  These  hotels  are  located  in  a  circular  market  area  which  has 
NMCNCR  at  its  center  and  has  a  15-mile  radius. 

For  1987,  we  estimate  that  these  27  hotels,  containing  an  aggregate 
total  of  4,890  rooms,  attained  an  average  annual  room  occupancy  level  of 
68  percent  of  capacity.  We  estimate  that  the  average  annual  room 
occupancy  of  the  individual  hotels  ranged  from  33  to  90  percent. 
Advertised  single  occupancy  government /military  rates  asked  by  the  27 
properties  ranged  from  $37.00  to  $80.00,  averaging  $51.59  for  the 
military/government  demand  segment  only. 

Although,  there  is  significant  non-availability  demand  generated  by  the 
lack  of  on-base  BOQ  rooms  at  NMCNCR,  hotels  in  the  market  area  seldom 
negotiate  contracts  offering  low  rates.  The  actual  number  of  rooms 
contracted  for  in  1987  by  the  independent  commands  of  the  NMCNCR  through 


Table  3 

Hotel  Properties  In  Montgomery  County  Accommodating  Transient  Military  or  Other  Government  Demand  In  1987 
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Note:  (1)  Rooms  a.  own  Include  only  those  marketed /al located  to  transient  quests. 

(2)  These  occupied  rooms  represent  approximately  17  percent  of  total  rooms  occupied  at  the  hotels  in 
1987. 
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the  Naval  Regional  Contracts  Center  was  unavailable  to  us.  Contract 
rates  are  typically  below  the  rates  that  these  hotels  offer  to  their 
other  guests  and  are  on  a  space  availability  basis. 

Based  on  interviews  with  NMCNCR  and  NIH,  contracting  with  area  hotels 
has  had  limited  success,  because  of  the  inability  of  the  contractors  and 
contractees  to  arrange  mutual  terms. 

Additions  to  On-Base  and  Off-Base  Supply 
There  are  five  new  hotel  projects  under  construction  or  planned  for 
the  market  area  as  of  February  1988.  There  are  two  projects  under 
construction,  the  149-room  Courtyard  by  Marriott  on  Route  29  in  Silver 
Spring,  and  the  203-room  Woodfin  Suites  located  at  1380  Piccard  Drive, 
Rockville,  Maryland.  Proposed  hotels,  not  including  the  proposed  BOQ 
include  the  following  by  orientation: 

Midlevel : 

•  144-room  Imperial  400  at  the  400  block  of  Hungerf ord  Drive , 
Rockville. 

•  142-room  Quality  Inn  at  Westfarm,  Route  29  and  Randolph  Road, 
Silver  Spring. 

First-Class: 

•  280-room  Marriott  Washingtonian  Center  Hotel  located  at 
Interstate  270  between  Shady  Grove  Road  and  the  proposed 
Interstate  370  Interchange,  Gaithersburg. 

On  February  8,  1988,  the  22-room  Navy  Lodge  (Building  52),  located  on 
the  grounds  of  NMCNCR,  reopened  after  2  years  of  renovation.  The 
facility  is  operated  by  the  Navy  Exchange  on  a  self-supporting  budget, 
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offering  rooms  to  families  of  patients.  Ve  were  informed  that  the  Lodge 
will  charge  $29.00  per  day  and  is  expected  to  achieve  a  constant  100 
percent  occupancy  level. 

PRICE-VALUE  PERCEPTIONS 

The  BOQ  concept  is  designed  to  provide  a  comfort  zone  for  Naval  officers 
seeking  housing  in  an  unfamiliar  environment.  However,  in  recent  years, 
for  certain  market  demand  segments,  lodging  facilities  available  in  the 
li  '•al  economy  have  been  a  superior  alternative  to  the  existing  BOQ.  We 
found  that  there  are  several  reasons  why  some  military  and  civilian 
D.O.D.  travelers  exercise  their  option  and  seek  accommodations  in  the 
local  economy.  Specifically,  these  reasons  are:  superior  quality, 
superior  atmosphere,  and  greater  privacy.  However,  the  proposed  BOQ  is 
expected  to  offer  a  product  equivalent  in  quality  to  some  of  the 
economy-level  hotels  in  the  market  area  and  at  a  lower  room  rate. 

Price 

The  cost  of  lodging  in  the  local  economy,  as  perceived  by  military  and 
civilian  users,  has  4ncreased  significantly  during  the  past  few  years. 
In  1987,  many  lodging  facilities  in  the  local  economy  offered  military 
room  rates  above  the  old  per  diem  rate  for  lodging  ($42.00).  Only  seven 
hotels  offered  military  room  rates  below  $42.00  at  the  time  of  our 
survey  in  1987.  With  the  January  1988  increase  to  an  $84.00  lodgin(  per 
diem  rate,  we  expect  many  hotels  in  the  market  area  to  raise  their 


rates 
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Quality 

The  quality  level  and  ambiance  of  hotels  in  the  market  area  is  generally 
superior  to  the  out-dated  style  and  institutional  appearance  of  the 
existing  BOQ  facility  at  NMCNCR. 

Atmosphere  and  Privacy 

We  believe  that  the  comfort  zone  concept  is  very  important  to  the 
majority  of  BOQ  users.  Generally  speaking,  those  individuals  who  are 
eligible  for  the  BOQ  but  are  using  facilities  within  the  economy  do  so 
in  order  to  obtain  private  living  accommodations  with  a  suitable 


atmosphere 
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DEMAND  ANALYSIS 


In  this  section  we  have  analyzed  existing  and  prospective  demand  for  the 
proposed  BOQ  at  NMCNCR.  Included  is  a  discussion  of  the  criteria  that 
is  standard  for  all  government/military  related  travel  and  a  discussion 
of  the  market  segmentation  of  potential  demand. 

NATURE  OF  GOVERNMENT /MILITARY  TRAVEL  AND  PROCEDURES  IN  BETHESDA 
Government /military  related  travel  into  Bethesda  is  conducted  for  a 
variety  of  reasons  including:  military,  medical,  education  and 

recreational.  All  active  duty  personnel  and  active  duty  dependents 
traveling  for  military-related  business  must  have  approved  orders  issued 
by  their  host  activity. 

Once  travel  orders  are  approved,  the  military  or  Department  of  Defense 
(D.O.D.)  traveler  may  request  travel  reimbursement,  which  will  provide 
them  with  government-supported  travel  and  lodging.  Individual 
accommodations  are  reserved  under  guidelines  established  by  the  Joint 
Chief  of  Staff  and  regulated  per  the  Joint  Travel  Regulations  (JTR). 
Those  traveling  on  military/D.O.D.  orders  must  check  for  availability  of 
adequate  government  supported  housing  at  the  activity  they  are 
visiting.  If  there  is  adequate  available  space  within  the  BOQ,  then  a 
reservation  is  made.  On  the  other  hand,  if  there  is  not  adequate 
available  space,  then  the  BOQ  clerk  will  issue  a  non-availability  number 
that  is  used  as  documentation  of  non-availability  printed  on  the  travel 
request  form.  The  request  is  then  submitted  to  travel  officials  in  the 
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travel  dispersement  office  at  the  person's  host  activity  to  obtain 
approval  and  processing  for  reimbursement  based  on  non-availability  per 
diem.  At  the  conclusion  of  the  travel,  all  receipts  are  submitted  and 
reimbursement  for  all  charges  that  do  not  exceed  per  diem  are  paid. 

Non-availability  per  diem  may  result  even  if  reservations  have  been  made 
for  government  supported  housing.  Availability  fluctuates  because  of 
the  requirements  and  priorities  of  transient  demand,  and  housing  for 
those  who  made  reservations  cannot  always  be  guaranteed.  Therefore,  in 
many  instances,  individuals  are  issued  non-availability  per  diem  upon 
arrival  at  a  BOQ. 

In  certain  instances,  such  as  military-group  events  (e.g.,  educational 
conferences),  a  host  activity  must  request  contract  housing  if 
government  supported  housing  is  not  available.  This  is  fulfilled  by  the 
Naval  Regional  Contracting  Center  in  that  host  activity  area.  Contracts 
are  issued  to  the  lodging  facility  chat  provides  all  specified 
facilities  and  services  at  the  lowest  rate. 

BOQ  Authorized  User  Profile 

In  general,  authorized  users  of  the  existing  BOQ  facility  at  NMCNCR 
include  the  following: 

e  All  unaccompanlei  offi  srs  of  the  U.S.  Military  forces  and 
related  civilian  employees  of  the  U.S.  government  on  orders  to 
the  NMCNCR,  including  active  duty,  retired,  transient,  and  PCS 
permanent  party  officers. 
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Authorized  users  have  to  move  through  a  hierarchy  of  requirements  and 
priorities  before  final  housing  determination  is  made.  Presented  in 
Table  4  on  page  V-4  is  a  summary  of  the  BOQ  Resident  Priority 
Classification  which  is  used  as  a  guideline  in  determining  the  order  in 
which  authorized  users  must  be  given  available  BOQ  spaces.  Presented  in 
Table  5  on  page  V-6  is  the  Primary  Consolidated  Personnel  Summary  (Navy 
Housing,  R01  Report)  for  NMCNCR,  which  shows  the  distribution  of  most  of 
the  existing  authorized  user  population  at  NMCNCR  as  of  October  1,  1987. 

Existing  BOQ  Demand 

As  identified  in  Table  6  on  page  V-7,  officers  have  the  option  to  accept 
Inadequate  housing.  Officers  will  sometimes  accept  inadequate  quarters, 
in  exchange  for  the  convenience  of  an  on-base  location.  If  they  refuse 
the  inadequate  quarters,  they  are  then  issued  non-availability,  and  are 
not  reimbursed  until  they  submit  all  travel  receipts. 
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Table  4 

BOQ  Resident  Priority  Classification 


Priority  and  Type  of  Resident 

Occupancy 

(Highest  to  Lowest) 

Criteria 

Documentation 

1. 

Military  Necessity: 

-  Military  PCS. 

Permanent 

Party 

Orders 

-  Military  TAD. 

Transient 

Orders 

-  Civilian  PCS. 

Permanent 

Party 

Orders 

-  Civilian  TAD. 

Transient 

Orders 

2. 

Members  not  Entitled  to  Per  Diem: 

-  At  homeport. 

Permanent 

Party 

Letter 

from 

CO 

-  Not  at  homeport. 

Transient 

Letter 

from 

CO 

3. 

Permanent  Party: 

-  PCS  military  without  dependents. 

Permanent 

Party 

Orders 

-  Civilian  DOD  without  dependents. 

Permanent 

Party 

Orders 

4. 

Temporary  Duty/Transient : 

-  Noc  entitled  to  per  diem. 

Transient 

Orders 

5. 

Geographic  Bachelors: 

-  Eligible  for  military  housing  but  who  by 

Transient 

Orders 

choice  are  noc  accompanied. 


6.  Temporary  Duty /Transient: 

-  Personnel  unentitled  to  per  diem  including  Transient  Orders 

military  and  civilian. 

7.  Permanent  Party  (Involuntary): 

-  Includes  PCS  military  personnel  off  ship  Permanent  Party  Letter  from  CO 

crew  members. 

8.  Permanent  Party  Personnel: 

-  With  eligibility  for  family  housing  who  by  Transient  Orders 

their  choice  are  unaccompanied  and  not 

included  in  Priority  5.  Includes 
temporarily  unaccompanied  service  members 
initially  reporting  on  pcs  orders  who  are 
arranging  housing  for  their  dependents. 


9.  Accompanied  Active  Duty  Military: 

-  Personnel  and  civilian  employees  without  Transient  I.D.  Card 

housing  due  to  pcs  orders. 

-  Unaccompanied  and  accompanied  active  duty 
military  ;  arsonnel  on  leave  or  retired 
mlltary  personnel,  and  dependents, 
relatives  and  guests  of  hospitalized 
persons . 


Note:  CO  *  Commanding  Officer. 


Source:  Pannell  Kerr  Forster 


Table  5 

R01  Report  Primary  Consolidated  Personnel  Summary  -  NMCNCR 
_ October  1,  1987 _ 


Current 

Population 


Permanent  Party 


Officers  1,145 

Enlisted  1,981 

Civilians  1,101 

Students  -  More  than  20  Weeks 

Officers  402 

Enlisted  106 

Students  -  Less  than  20  Weeks 

Officers  41 

Enlisted  87 

Transient 

Officers  13 

Enlisted  222 

Reserves 

Officers  38 

Enlisted  20 


Projected 
Population( 1 ) 


1,217 

1,977 

1,131 


407 

402 


30 

54 


12 

223 


64 

41 


Note:  (1)  Population  projected  for  October  1,  1992 
Source:  Navy  Housing,  NMCNCR;  R01  Report. 
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Table  6 

Unaccompanied  Personnel  Housing  Requirements _ 

Grade 

01/010  Voluntary  occupancy  of  housing,  whether  adequate  or 

inadequate  (currently  authorized  by  37  U.S.C.  403(b) 
(reference  (j)) 

Wl-03  Option  of  living  off  base  if  only  inadequate  housing 

can  be  provided 

Source:  Pannell  Kerr  Forster. 

Based  on  the  Unaccompanied  Personnel  Housing  Utilization  Report  for 
Fiscal  Year  1987  (October  1,  1986  to  September  31,  1987),  there  were,  on 
average,  42  transient  personnel  housed  daily  in  the  existing  BOQ  and  21 
transient  personnel  housed  in  the  economy  (i.e.,  off-base)  each  day  on 
per  diem. 

Based  on  our  Interviews,  we  estimate  that  the  amount  of  room  night 
demand  from  transient  personnel  is  somewhat  greater.  We  base  our 
estimate  on  the  information  that  most  transient  military  travelers  to 
NMCNCR  are  aware  of  the  perpetual  non-availability,  and  the  fact  that 
the  BOQ  is  primarily  inadequate.  Therefore,  they  have  their  orders 
endorsed  prior  to  their  departure,  which  alleviates  their  responsibility 
of  checking  in  with  the  BOQ. 

In  addition  to  transient  officers,  the  BOQ  is  currently  housing  52 
Permanent  Party  Officers  per  day,  and  on  a  space  available  and  priority 
exhausted  basis,  Geographic  Bachelors.  Due  to  the  low  room  rates 
demanded  by  these  two  segments,  we  have  not  included  them  in  our 
estimate  of  daily  demand  for  the  proposed  BOQ. 
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All  transient  military/D.O.D.  travelers  traveling  on  orders  to  Bethesda 
are  required  to  first  check  availability  at  the  activity  they  are 
visiting.  With  this  in  mind,  the  proposed  BOQ  should  capture  all 
transient  military  room  night  demand  generated  by  the  Naval  Medical 
Command  National  Capital  Region. 


AGGREGATE  POTENTIAL  MARKET  DEMAND 

In  our  demand  analysis,  we  examined  the  potential  average  daily  demand 
for  the  BOQ  by  both  authorized  and  non-authorized  users  generated  by 
NMCNCR,  NIH,  and  the  immediate  area,  in  an  effort  to  determine  the 
proper  segmentation. 


Based  on  the  foregoing  approach,  we  have  identified  the  following 
government /military  segments: 


Authorized  Users: 

Transients  -  All  unaccommodated  military  officers  or  civilian 
personnel  on  Temporary  Duty  (TDY),  awaiting  transfer,  awaiting 
further  assignment,  pending  separation,  students  less  than  20 
weeks  and  unaccommodated  married  personnel  who  are  not  on  a 
permanent  change  of  station  orders  at  that  location  but  who 
need  to  be  provided  unaccompanied  personnel  accommodations. 

Permanent  Party  -  All  unaccommodated  military  or  civilian 
personnel  assigned  to  NMCNCR  commands  on  permanent  change  of 
station  orders  and  students  20  weeks  or  more. 

Department  of  Defense  Civilians  -  All  unaccommodated  civilian 
personnel  visiting  NMCNCR  and  supported  by  appropriated  and 
non-appropriated  funds.  These  people  include  key  civilians, 
employees  of  contractors,  and  Department  of  Defense  personnel. 

Out-Patients  (Retired)  -  All  unaccompanied  or  accompanied 
retired  military  personnel  who  are  eligible  for  government 
supported  hospital  out-patient  care  and  on-base  housing  if 
available • 


V-8 


Out-Patients  (Active  Duty  and  Active  Duty  Dependents)  -  All 
unaccompanied  or  accompanied  retired  military  personnel  who 
are  on  orders  and  are  hospital  out-patients  as  well  as  their 
dependents  who  are  out-patients.  They  are  eligible  for 
government  supported  housing  and  per  diem  if  availability  does 
not  exist. 

In-Patients  (Retired  Military  and  Dependents  of  Retired 
Military)  All  unaccompanied  or  accompanied  retired  military  or 
their  dependents  who  are  eligible  for  government  supported 
in-patient  hospital  care  and  on-base  housing  if  it  is 
available . 

Geographic  Bachelors  or  Voluntary  Separated  -  Unaccompanied 
married  military  personnel  who  have  elected  not  to  bring  their 
family  to  their  permanent  change  of  location. 

In-Patients  (Active  Duty  and  Active  Duty  Dependents)  -  All 
accompanied  or  unaccompanied  relatives  of  active  duty 
personnel  who  are  on  orders  and  are  accompanying  hospital 
in-patients . 

Non-Authori2ed  Users: 

PCS  Families  -  All  accompanied  military  that  have  permanent 
change  of  station  order  assigned  to  the  NMCNCR. 

National  Institutes  of  Health: 

Out-Patients  -  all  accompanied  or  unaccompanied  research 
patients  who  are  under  hospital  out-patient  care  at  an  NIH 
clinical  facility. 

In-Patient  and  Out-Patient  Relatives  -  All  family  members  or 
guardians  that  are  accompanying  either  in-patients  or 
out-patients  who  are  under  care  at  an  NIH  facility. 

Conference  Attendees  -  all  accompanied  or  unaccompanied 
person's  attending  the  various  seminars,  conferences  and 
meetings  sponsored  by  the  14  institutes  comprising  NIH. 

All  Others  -  all  accompanied  or  unaccompanied  individual 
visiting  the  Bethesda  area  with  no  direct  NMCNCR  or  NIH 
association. 


Presented  in  Table  7  are  our  estimates  of  the  daily  demand  for  sleeping 
rooms  in  the  proposed  BOQ  by  a  variety  of  market  segments.  Based  on  our 
research  and  analysis,  we  have  included  destination,  estimated  daily 
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demand  (i.e.,  number  of  rooms  demanded),  estimated  daily  room  rate 
potential  of  each  market  segment,  the  maximum  per  diem  lodging  cost  to 
the  U.S.  government  as  of  February  1988,  and  the  lowest  cost  for  daily 
rentals  of  single  rooms  in  the  economy. 


SEGMENT  ANALYSIS 

The  following  text  is  a  discussion  of  the  characteristics  of  market 
segments  deemed  relevant  in  housing  determination,  the  sources  of  our 
data,  and  the  calculations  used  to  arrive  at  the  potential  daily  room 
night  demand  by  segment.  Additionally,  we  have  identified  the  U.S. 
government  costs  of  lodging  that  are  associated  with  each  segment. 

Authorized  Users 
Transient 

Based  on  our  interviews,  we  have  defined  transient  demand  as  military 
and  civilian  personnel  who  are  on  specified  orders  to  any  of  the 
activities  at  the  NMCNCR,  for  a  period  of  20  weeks  or  less.  Transient 
demand  at  Bethesda  is  categorized  as  Students,  Reserves,  or  Temporary 
Duty  (TDY).  Transient  Students  and  Reserves  attend  the  various  training 
seminars,  conferences,  and  courses  that  are  held  throughout  the  year  at 
the  medical,  educational,  and  research  and  development  facilities  at 
NMCNCR.  The  various  meetings  range  in  time  from  three  days  to  three 
months,  and  several  of  the  shorter  courses  are  held  two  to  three  time?  a 
year.  Attendees  of  the  course  come  from  all  across  the  United  States 
and  Europe,  and  the  classes  range  in  size  from  20  to  350  people. 
Temporary  Duty  include  personnel  that  have  orders  to  NMCNCR  for  a 
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variety  of  reasons  including:  waiting  for  additional  orders,  waiting  for 
educational  study  to  begin,  and  physical  compensation  review. 


Three  sources  of  transient  demand  statistics  were  made  available  to  us, 
but  investigation  and  comparison  of  the  data  rendered  them  inadequate. 
The  report  number,  title,  characteristics,  and  usefulness  in  our 
analysis  are  discussed  below: 


•  R01  -  Preliminary  Consolidated  Personnel  Summary  (Dated 

October  1,  1987)  -  This  report  is  a  survey  that  identifies  the 
personnel  associated  with  each  activity  by  the  categories  of 
Permanent  Party,  Students  (more  than  20  weeks).  Students  (less 
than  20  weeks).  Students  "A"  School,  Transients,  Rotational, 
and  Reserves.  The  data  is  well  defined,  with  both  current  and 
5-year  projected  personnel.  However,  the  data  was  presented 
to  us  with  many  hand  corrections,  indicating  that  there  were 
discrepancies  in  the  final  figures.  Secondly,  the  data  are 
derived  from  a  survey  based  on  one  day  in  a  6-month  period, 
limiting  the  validity  of  the  data. 

•  R19  -  Final  Determination  of  Bachelor  Housing  Requirements 

(Dated  October  20,  1987)  -  This  report  identifies  the 

personnel  strengths  broken  down  by  officer  grade,  then  by 
permanent  party,  geographic  bachelors,  and  transient  personnel 
in  a  line  by  line  manner.  The  R19  is  derived  from  the  R01, 
and  the  figures  presented  are  5-year  projections  from  the  date 
of  the  R01  report.  Additionally,  a  key  Navy  Housing  Official 
stated  that  several  line  items  were  altered  for  reasons 
unknown . 

•  DP  1470  -  Unaccompanied  Personnel  Housing  Inventory  and 

Utilization  Data  (Dated  October  1,  1986  -  September  30,  1987) 
-  This  report  identifies  the  actual  housing  utilization  of 
on-base  housing  by  transient  and  permanent  party  officers  and 
enlisted.  It  has  supplemental  data  that  identifies  the  number 
of  unaccompanied  officers  and  enlisted  who  are  living  off-base 
with  BAQ,  voluntary  separated  in  BOQ,  and  off-base  on  per 
diem.  This  report  was  the  only  report  that  supplied  actual 
data  and  we  chose  this  as  our  source  • 


Based  on  information  received  during  our  interviews  regarding  DD  1470, 
we  have  added  an  upwards  adjustment  factor  of  30  percent  to  account  for 
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transient  officers  that  were  not  required  to  check-in  with  housing 
officials.  This  estimated  percentage  represents  the  transient  officers 
that  have  their  orders  for  housing  endorsed  prior  to  arriving  at  NMCNCR. 


Presented  in  Table  8  is  our  transient  demand  calculation  based  on  data 
obtained  from  the  report  DD  1470  and  our  adjustment  factor. 


Table  8 

Daily  Transient  Demand  Calculation 


Daily  Transient  Demand 
On-Base  Off-Base  Total 


BOQ  Eligible  42 

Transient  Officers  Per  Day 


21 


63 

19(1) 

82 


Note:  (1)  Adjustment  equal  to  30  percent  of  63  due  to 
existing  practice  of  pre-certification  of 
non-availability. 

Source:  DD  1470  Unaccompanied  Personnel  Housing 

Inventory  and  Utilization  Data,  dated 
October  1,  1986  -  September  30,  1987,  U.S. 
Navy;  Pannell  Kerr  Forster. 


In  a  comparison  of  the  data  listed  on  the  survey  R01  and  actual  DD  1470, 
there  is  a  strong  correlation  in  numbers.  Transient  personnel 
statistics  from  the  R01  report  are  summarized  in  Table  9. 


Table  9 

NMCNCR  Transient  Officer  Statistics  from  Report  R01 


Hand 


Transient  Sub-Segments 

Printed 

Corrected 

Students  (Less  than  20  weeks) 

41 

28 

Transients  (TDY) 

13 

13 

Reserves 

38 

38 

Total 

92 

79 

Source:  R01  Report,  Navy  Housing,  NMCNCR. 
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Although  the  above  figures  of  92  and  79  were  not  used  directly  in  our 
analysis,  they  do  compare  favorably  with  our  estimated  dally  transient 
demand  figure  of  82. 

According  to  management  of  the  existing  BOQ,  the  average  length  of  stay 
for  transients  has  been  approximately  11  days.  In  the  month  of  October 
1987,  93  persons  were  issued  non-availability  with  aggregate  demand  for 
881  room  nights  of  housing. 

The  costs  that  are  associated  with  transient  demand  differ  between 
on-base  and  off-base  housing.  On-base  housing  in  the  BOQ,  in  Building 
11,  costs  $4.00  per  day.  Military  on-base  housing  cost  is  totally 
government  supported.  In  addition,  with  the  exception  of  geographic 
bachelors,  those  living  in  the  BOQ  are  allotted  a  monthly  BAQ-Partial, 
based  on  pay  grade,  ranging  from  $13.20-$50.70  per  month.  This  is  to 
offset  the  Incidental  charges  incurred  each  month.  Those  transient 
officers  and  civilians  that  draw  non-availability  while  on  orders  to 
NMCNCR  are  now  (1988)  allowed  a  daily  per  diem  of  $117.00,  $84.00  for 
lodging  and  $33.00  for  food.  They  will  now  be  able  to  afford  any  of  the 
facilities  in  Montgomery  County,  where  government  room  rates  currently 
range  from  $37.00-$80.00  per  night. 

Permanent  Party 

Based  on  our  interviews,  this  segment  represents  all  personnel  assigned 
to  the  activity  on  permanent  change  of  station  orders,  including  PCS 
students  (20  weeks  or  more).  The  non-student  permanent  party  officers 
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employed  at  NMCNCR  fulfill  a  variety  of  duties  within  the  various 
medical,  educational,  and  research  and  development  facilities.  These 
include  doctors,  nurses,  technicians,  administrators,  engineers, 
professors,  and  ancillary  positions.  The  tour  of  duty  of  such  permanent 
positions  ranges  from  two  to  three  years. 

PCS  Students  at  NMCNCR  represent  all  branches  of  the  Armed  Forces 
including  Navy,  Army,  Air  Force,  Marines,  and  the  Commissioned  Corps  of 
the  Public  Health  Service.  Permanent  Party  students  either  attend 
courses  at  the  4-year  program  at  the  F.  Edward  Herbert  School  of 
Medicine  or  are  fulfilling  their  graduate  internship  and  residency 
requirements  at  the  Bethesda  Naval  Medical  Hospital.  First  and  second 
year  students  are  engaged  in  a  42-  week  academic  program  devoted  to  the 
basic  biomedical  sciences,  the  psychosocial  aspects  of  health  and 
disease,  and  introduction  to  military  medicine  and  patient  care 
techniques.  The  third  year  consists  of  required  clinical  clerkship  of 
six  and  twelve  weeks  duration  in  Family  Practice,  Medicine,  Obstetrics, 
and  Gynecology,  Pediatrics,  Psychiatry,  and  Surgery.  These  can  be 
completed  at  the  student's  choice  in  12  various  uniformed  medical 
facilities  across  the  United  States.  Following  one  week  of  instruction 
in  military  preventive  medicine,  students  have  40  weeks  of  required 
clerkships  and  electives  of  their  choice  prior  to  graduating  in  May. 
The  National  Board  of  Medical  Examiners,  Part  1,  examination  is  taken  in 
the  second  year,  and  Part  II  in  the  fourth  year.  The  curriculum  at  the 
F.  Edward  Herbert  School  of  Medicine  is  presented  in  Table  10. 
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Table  10 

F.  Edward  Herbert  School  of  Medicine  Curriculum 


Time 

Time 

Period 

Period 

First  Year 

(Weeks ) 

Second  Year 

(Weeks) 

Orientation 

1 

Basic/Clinical  Sciences 

45 

Basic  Science  Courses 

42 

National  Board  of  Medical 

Leave  (December-June) 

4 

Examiner  (Part  I-Review) 

3 

Field  Study 

5 

52 

Leave  (December-June) 

4 

52 

Third  Year 

Fourth  Year 

Clinical  Clerkship 

48 

Military  Preventive 

Leave  (December-June) 

4 

Medicine 

1 

52 

Military  Contingency 

Medicine 

4 

Military  Emergency  Medicine 

4 

Sub-Internship 

8 

Medical  Block 

8 

Surgical  Block 

8 

Behavioral  Science  Block 

4 

Elective  Clerkship 

8 

Leave  (December-June) 

3 

52 

Graduation  -  May 

National  Board  of  Medical 

Examiners,  Part  II 

Source:  F.  Edward  Herbert  School  of  Medicine,  Bulletin  1988-1989. 
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The  R01,  DD  1470,  and  R19  reports  which  we  evaluated  to  estiaate 
transient  housing  demand  also  provided  data  on  the  housing  demand  of 
BOQ-eligible  permanent  party  officers.  Based  on  the  characteristics  of 
the  reports,  as  previously  discussed  in  this  section,  we  once  again 
used  the  DD  1470  Report  -  Unaccommodated  Personnel  Housing  Inventory  and 
Utilization  Data  for  the  period  from  October  1,  1986  -  September  30, 
1987.  The  report  provided  us  with  the  data  presented  in  Table  11. 

Table  11 

_ Daily  Housing  Demand  of  Permanent  Party  Personnel _ 

Daily  Current  Housing  Situation 

Demand  Market  Segment  On-Base  Off-Base  Total 

BOQ  ‘Eligible  345  Permanent  Party(l)  52  294  345 

Note:  (1)  Including  PCS  students  staying  20  weeks  or  more. 

Source:  DD  1470,  FY  1987. 

On  average,  the  total  permanent  party  eligible  in  1987  for  the  existing 
BOQ  were  345  per  day.  All  officers  have  the  option  to  live  off-base  in 
the  economy.  Based  on  our  interviews  with  BOQ  and  Navy  Facilities 
Management,  we  estimate  that  about  one-third  or  114  of  the  total  345 
bachelor  permanent  party  officers  would  prefer  to  live  on-base  if 
quality  space  were  available. 

Based  on  interviews  and  data  collected,  we  estimate  that  the  percentage 
of  permanent  party  officers  who  are  bachelors  to  be  19.5  percent  of  the 
total  permanent  party  population.  The  estimate  of  19.5  percent  is  a 
weighted  average  of  the  bachelor  proportions  in  two  pay  grade  ranges,  as 
presented  in  Table  12. 
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Table  12 

Bachelor  Distribution  In  Permanent  Party  Population 


Pay  Grade 
Range 

(Wl-02) 

(03-010) 

Weighted  Average 


Estimated 
Proportion 
Who  are  Bachelors 

29.2% 

16.5 

19.5% 


Source:  Bachelor  Housing  Survey. 


We  then  multiplied  the  percentage  of  bachelors  by  the  total  number  of 
permanent  party  officers  and  students  (more  than  20  weeks)  in  the 
population  (see  Table  5  on  page  V-5),  and  the  number  of  bachelors  was 
thus  estimated,  as  presented  in  Table  13. 


Table  13 

Estimated  Number  of  Bachelor  Permanent  Party  Officers  and 
_  _ Students  (More  Than  20  Weeks) _ 


Total 

Percent  Bachelor 
Total  Bachelor 


Printed  R01  Hand  Corrected  R01 


Permanent 

Party 

1,145 

19.5% 

223 


Students 
M  20  (1) 

402 

19.5% 

78 


Permanent 

Party 

1,148 

19.5% 

224 


Students 
M  20  (1) 

687 

19.5% 

134 


Note:  (1)  M  20  means  students  at  NMCNCR  for  more  than  20  weeks. 


Source:  Pannell  Kerr  Forster;  R01,  Bachelor  Survey  Coordinator. 


Students  staying  more  than  20  weeks,  attending  the  university  and 
schools  at  NMCNCR,  are  similar  to  typical  non-military  medical 
students.  They  possess  characteristics  such  as  limited  financial 


allowances  for  living  and  subsistence  compounded  by  extremely  hectic 
educational  and  social  schedules.  Therefore,  we  are  of  the  opinion  that 
of  the  permanent  party  personnel,  these  students  represent  the  most 
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likely  users  of  Che  proposed  BOQ,  as  long-term-stay  guests.  The  number 
of  students  (134)  who  are  potential  BOQ  users,  slightly  exceeds  our 
estimate  of  114  permanent  party  users  of  the  proposed  BOQ,  but  lends 
support  to  our  more  conservative  estimate. 

The  housing  costs  associated  with  permanent  party  personnel  differ 
between  on-base  and  off-base.  On-base  housing  in  the  BOQ,  Building  11, 
costs  $4.00  per  day.  It  is  important  to  note  that  the  $4.00  represents 
Che  expense  charge  to  each  officer  to  pay  for  the  cleaning  contract  at 
the  BOQ.  In  addition,  permanent  party  officers  living  in  the  BOQ  are 
allotted  a  BAQ-Partial,  based  on  pay  grade,  from  $13.20-$50.70  per 
month.  This  is  to  offset  incidental  charges  each  month. 

Permanent  party  officers  exercising  their  option  to  live  off-base  are 
allowed  (based  on  pay  grade)  a  Basic  Allowance  for  Quarters  (BAQ)  and  a 
Variable  Housing  Allowance  (VHA),  to  live  within  the  economy.  The  BAQ 
is  the  standard  allowance  for  military  personnel  living  off-base,  and 
the  VHA,  which  varies  by  geographic  area,  is  an  additional  allowance  to 
financially  assist  those  stationed  in  high  cost  of  living  areas. 
Presented  in  Table  14  is  our  calculation  of  the  weighted  average  of  the 
BAQ/VHA  for  the  permanent  party  bachelor  population.  The  allowances 
shown  reflect  the  slight  increase  which  occurred  on  on  January  1,  1988. 
The  weighted  average  of  $22.02  is  an  indication  that  the  permanent  party 
population  would  have  to  pay  out  of  their  own  pockets  to  afford  a  market 
room  rate  at  the  proposed  BOQ,  and  this  is  unlikely  to  occur. 
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Table  14 

PermanenC  Party  Weighted  Average  of  Basic  Allowance 
for  Quarters/Variable  Housing  Allowance  (BAQ/VHA) 

Pay  Grade  (Wl-02)  Pay  Grade  (03-010) 


W1 
W2 
W3 
W4 
01 E 
02E 
03E 
01 
02 


Pay  Grade 

Wl-02 

02-010 


$508.80 

543.18 
593.23 

694.55 

492.55 

507.19 
658.37 
461.30 
493.40 

$550.29 

Allowance 

$550.29 

720.16 


03 

04 

05 

06 

07 

010 


Personnel 

123 

228 

351 


$598.15 

689.55 

736.86 

759.78 

768.32 

768.32 


$720.16 

Total 


$  67,685.12 
164,197.24 
$231,882.36 


Per  Month  $660.63 
Per  Day  $22.02 

Source:  Personnel  Support  Detachment  NMCNCR , 
January  1,  1988. 


Permanent  party  officers  including  students,  exercise  their  option  of 
living  off-base  in  a  variety  of  ways.  What  is  available  and  what  can  be 
afforded  varies  proportionately  with  their  BAQ/VHA.  The  following 
paragraphs  will  describe  the  housing  alternatives  presented  to  permanent 
party  personnel. 


Apartments 

Presented  in  Table  15  are  data  on  the  April  1987  vacancy  rate  by  rental 
rate  range  of  apartments  in  that  part  of  Montgomery  County  including 
Be thesda /Chevy  Chase,  Colesville /White  Oak,  Gaithersburg/Germantown, 
Rockville,  Silver  Spring/Takoma  Park,  and  Wheaton.  The  vacancy  rates 
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for  units  with  rental  rates  under  $500  are  very  low,  and  some  of  these 
units  are  not  highly  desireable.  Often,  two  or  more  permanent-  party 
bachelor  officers  will  live  together  and  combine  their  housing 
allowances  to  obtain  a  more  comfortable  environment. 


Table  15 

Apartment  Vacancy  Rate  by  Rental  Rate  and  Size 


Efficiency  Units 

One  Bedroom  Units 

Rental  Rate 

Vacancy 

Vacancy 

Range 

Rate 

Rate 

$250-$349 

1.27. 

4.07. 

$350-$449 

1.6 

2.0 

$450-$549 

3.0  . 

6.1 

$550-$649 

3.4 

7.0  ' 

$650-$749 

0 

2.6 

$750  + 

50.7 

22.4 

Note:  Based  on  a  survey  of  48,549  non-subsidized  units. 

Source:  Montgomery  County  Department  of  Housing  and  Community 
Development,  August  1987. 


Rooms  for  Rent 

Renting  a  room  in  a  private  home  provides  both  lower  cost  and  month-co¬ 
month  terms.  Based  on  interviews  with  the  NMCNCR  housing  referral 
office,  it  appears  that  there  are  approximately  150  local  suppliers  of 
rooms  for  rent  within  private  homes.  The  space  is  available  on  a  daily, 
weekly,  and  monthly  basis,  at  $15-$20,  $80-$100,  and  $300-$350, 
respectively.  Those  of  the  permanent  party  personnel  who  rent  rooms  in 
homes  typically  have  lower  pay  grades  and  do  not  want  to  commit  to  the 


costs  associated  with  apartment  rental  such  as  furniture  and  utilities 
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Hotels/Motels 

The  daily  cost  associated  with  living  in  area  hotels  is  higher  than  the 
other  available  alternatives.  Hotel  room  rates  for  military  personnel 
start  at  $37.00  per  day  at  local  economy-level  properties.  Based  on 
interviews  with  hotel/motel  operators,  those  electing  to  rent  hotel 
rooms  prefer  efficiencies  with  kitchenettes  that  allow  them  to  prepare 
meals  in  their  rooms.  Additionally,  because  these  are  permanent  party 
personnel,  their  BAQ/VHA  allowance  must  cover  their  lodging  cost. 
Therefore,  sometimes  two  persons  share  a  hotel  room,  and  combine  the 
BAQ/VHA.  Based  on  interviews,  long-term  living  in  hotels  offers  merits 
such  as  no  additional  cost  of  furniture  and  utilities,  plus  laundry 
service  is  provided. 

Purchase  of  Homes 

A  final  and  more  costly  alternative  to  permanent  party  personnel  is 
purchasing  homes  in  Montgomery  and  neighboring  counties.  This  choice  is 
only  affordable  to  those  in  higher  pay  grades  with  long-term  commitments 
in  the  Washington  area. 

Geographic  Bachelors 

The  housing  needs  of  geographic  bachelors,  also  known  as  voluntary 
separated  personnel,  are  unique  in  comparison  to  other  military  officers 
at  NMCNCR.  While  geographic  bachelors  have  many  of  the  same  functional 
characteristics  as  permanent  party  personnel,  with  similarities  in  the 
duration  and  variety  of  duties,  they  have  limited  housing  alternatives 
that  evolve  due  to  their  voluntary  choice  to  have  their  families  and 


V-22 


residency  remain  in  a  geographic  area  other  than  their  current  host 
activity.  As  a  result  of  this  decision,  their  BAQ/VHA  will  be  drawn  and 
used  to  support  living  costs  based  on  their  primary  recognized 
residence,  with  no  additional  allowance  for  living  in  the  secondary 
location.  This  has  a  great  impact  on  their  financial  resources 
available  for  housing  in  the  NMCNCR  market  area.  Additionally, 
geographic  bachelors  are  placed  on  low  priority  in  the  BOQ  priority 
ranking. 

The  sources  used  in  our  calculation  of  geographic  bachelor  demand  are 
the  DD  1470  and  information  derived  from  interviews  with  BOQ  and  Housing 
officials.  The  report  and  interviews  provided  us  with  the  data 
presented  in  Table  16. 


Table  16 

Geographic  Bachelors 

Daily  Demand 
On 

Waiting 

Amount  Calculation _  On-Base  List( 1 )  Total 

88  Geographic  Bachelors  23  65  88 

Conclusion:  88  geographic  bachelors  per  day. 

Note:  (1)  Based  on  interviews  with  BOQ  Manager. 

Source:  DD  1470,  FY  1987. 

In  1987 ,  the  23  geographic  bachelors  listed  as  living  in  the  existing 
on-base  BOQ  incurred  a  cost  of  $4.00  per  day.  They  were  permitted  to 
stay  in  the  BOQ  only  after  all  officers  with  priority  were  accommodated, 
and  only  for  a  period  of  30  days. 
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Based  on  interviews,  the  additional  65  geographic  bachelors  identified 
as  being  on  a  waiting  list  live  off-base  in  apartments,  rent  rooms  in 
private  homes,  and  hotels  in  the  area.  Because  of  the  high  housing  cost 
in  Montgomery  County,  they  usually  share  rent  and  expenses  by  living 
with  others. 

Department  of  Defense  (POD)  Civilians 
Based  on  our  interviews  with  the  various  individual  commands,  this 
segment  is  represented  by  those  with  orders  and  contracts  for  services 
at  the  NMCNCR.  These  individuals  include  guest  lecturers;  consultants; 
installation,  service,  and  repair  technicians;  and  construction 
personnel.  Our  interviews  revealed  only  minimal  activity  that  generated 
overnight  accommodation.  This  was  attributed  to  the  self-sufficiency  of 
the  base,  compounded  by  the  abundance  of  capable  local  resources. 

Presented  in  Table  17  is  our  estimate  of  the  daily  demand  from 
Department  of  Defense  civilians.  We  based  our  estimate  on  the  federal 
regulation  that  they  use  government  supported  housing  if  available. 


Table  17 

Estimated  Dally  Demand  by  Civilian  POD  Calculations 


Amount 

Calculations 

Dally  Demand 

9 

Professor s /Lecturers 

5 

Construction 

2 

Other 

2 

Pe  r  Day  _9 

Conclusion:  9  civilian  DOD  per  day. 

Source:  Interviews  with  the  NMCNCR  commands. 
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All  DOD  employees  on  orders  or  contracted  to  perform  a  service  at  a 
military  activity  are  required  by  joint  travel  regulations,  to  check  for 
availability  of  government  support  housing.  If  all  priority  personnel 
have  been  accommodated  and  availabilities  exist  they  would  be  required 
to  stay  in  the  BOQ.  Based  on  our  interviews,  DOD  personnel  have  never 
stayed  in  the  BOQ  as  a  result  of  great  numbers  of  higher  priority 
demand.  This  segment  is  now  permitted  a  per  diem  of  $117.00,  which 
includes  $84.00  for  lodging  and  $33.00  for  food.  In  the  situation  of 
contract  business,  the  contract  will  include  lodging  and  subsistence  in 
the  aggregate  amount. 

In-Patients /Out-Patients  of  Bethesda  Naval  Hospital 
The  Bethesda  Naval  Hospital  (NHB),  a  major  uniformed  medical  facility, 
provides  free  comprehensive  care  to  all  active  duty  military,  retired 
military,  and  dependents  and  survivors  of  the  military.  NHB  serves  the 
Navy,  Marines,  Air  Force,  Army,  Coast  Guard,  Public  Health  Service,  and 
the  National  Atmospheric  and  Oceanic  Administration. 

Based  on  the  data  collected,  both  in-patients  and  out-patients  using  the 
Bethesda  Naval  Hospital  originate  from  across  the  United  States  and 
Europe.  Presented  in  Table  18  on  page  V-26  are  data  on  the  Bethesda 
Naval  Hospital  patient  housing  needs  by  military  category  including 
active  duty,  dependents  of  active  duty,  and  retired. 

The  different  types  of  patients  as  well  as  those  accompanying  have 
varying  constraints  related  to  their  ability  to  seek  temporary  housing. 
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These  constraints  include  the  following:  method  of  transportation,  on 
orders  or  not  on  orders,  government  housing  or  no  government  housing, 
allowances  or  no  allowances,  length  of  stay,  and  housing  alternatives. 
Presented  in  Table  19  on  page  V-27,  are  the  data  on  the  various 
constraints  that  have  a  part  in  the  final  determination  of  housing  for 
patients  (and  those  accompanying  patients)  at  Bethesda  Naval  Hospital. 

Patients  who  are  active  duty  or  dependents  of  active  duty  are  provided 
government-supported  housing.  Based  on  the  scarcity  of  on-base 
accommodations,  a  proportionally  large  amount  of  these  patients  are 
given  non-availability  allowances  and,  thus,  stay  at  area  hotels. 

The  U.S.  government  does  not  provide  any  allowances  for  lodging  to 
retired  military  patients.  This  presents  an  economic  problem  to  the 
retired  in-patients  and  out-patients  at  NHS.  Lodging  costs  are  very 
high  and  therefore,  unaffordable  to  many  military  retirees.  The  Navy 
has  allocated  the  75  rooms  in  BEQ-Building  125  (BEQ  125)  at  NMCNCR  at 
zero  cost  to  retired  military  patients  and  their  families.  BEQ  125,  a 
non-private,  open  bay  facility,  operates  at  80  percent  annual 
occupancy.  Patients  make  reservations  to  stay  at  BEQ  125  prior  to 
arriving  at  the  hospital.  If  there  is  no  availability,  they  are  then 
forced  to  rent  alternative  facilities  such  as  area  hotel  rooms,  rooms  in 
private  homes,  or  if  available,  rooms  at  the  Navy  Lodge  at  NMCNCR. 

As  previously  addressed  in  this  report,  most  retired  out-patients  cannot 
easily  afford  to  rent  hotel  rooms  in  Montgomery  County  for  two  or  three 
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Table  18 

Bethesda  Naval  Hospital  Patient  Housing  Heeds  -  Fiscal  Year  1987 


Out-Patients 


Dependents 

Active 

of  Active 

Duty 

Duty 

Retired 

Annual  Number 
of  Patients 

134,519 

105,667 

149,032 

Percent  with 

Housing  Needs(l) 

40% 

50% 

60% 

Number  Requiring 

Housing  (2) 

53,808 

52,834 

89,419 

Per  Day  (3) 

147 

145 

245 

Estimated  Percent 

Officers  or  Dependents 
of  Officers 

50% 

50% 

50% 

Potential  for  BOQ 

74 

73 

123 

In-Patients 

Active 

Duty 

Dependents 
of  Active 
Duty 

Retired 

Annual  Number 
of  Patients 

5,808 

7,049 

3,071 

Percent  with 

Housing  Needs(l) 

20% 

60% 

80% 

Number  Requiring 

Housing  (2) 

1,162 

4,229 

2,457 

Per  Day  (3) 

3 

12 

7 

Estimated  Percent 

Officers  or  Dependents 
of  Officers 

50% 

50% 

50% 

Potential  for  BOQ 

2 

6 

3 

Note:  (1)  Percent  requiring  overnight  accommodations. 

(2)  Patients  and  those  accompanying  them. 

(3)  Annual  number  needing  housing  divided  by  365  days. 

Source:  Fran  Druckerly,  Head  Statistician,  HM1.  rook  Records/ 
Statistics,  Naval  Hospital  Bethesda. 


Active  Duty  Hedlvac  or  2-3  Day*  1001  402  SOX  Gov't.  Rouatng  Of f lcer-BOQ( I )  Of flcer-BOqfl )  High 
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weeks,  buc  sometimes  by  necessity  have  to  pay  these  amounts  due  to  a 
lack  of  alternatives.  Patients  that  have  planned  ahead  due  to  economic 
constraints  often  rent  rooms  in  private  homes,  which  are  significantly 
less  expensive  than  hotel  rooms.  Based  on  interviews,  the  22-room  Navy 
Lodge  at  NMCNCR,  specifically  operated  to  accommodate  patients  and 
families  is  now  operating  at  100  percent  occupancy  at  a  rate  of  $29.00, 
and  has  had  to  turn  away  persons  seeking  lodging. 

Permanent  Change  of  Station  (PCS)  Families 
PCS  families  are  the  families  of  military  enlisted  and  officers  who  have 
orders  requiring  them  to  be  stationed  at  NMCNCR.  They  perform  the  same 
duties  and  functions  as  permanent  party  personnel,  but  are  classified  as 
PCS  until  they  have  gained  a  permanent  residence.  As  a  result  of  these 
orders,  they  have  elected  to  move  their  entire  family  to  the  new 
activity  area. 

Presented  in  Table  20  are  data  on  the  total  number  of  officers  that  were 
transferred  from  other  activities  to  NMCNCR.  The  actual  number  of  PCS 
officers  is  not  tracked.  Therefore,  we  estimated  the  number  classified 
as  PCS  as  a  percentage  of  total  transfers. 

Table  20 

Estimated  Annual  Number  of  PCS  Families  at  NMCNCR 
_ Fiscal  Year  1987 _ 

Calculations  Officers 

Total  Transfers  FY  1987 
Percent  PCS 
Percent  Accompanied 
PCS  Families 

Source:  Personnel  Support  Detachment,  NMCNCR. 


446 

75Z 

817. 

271 
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We  estimate  that  271  officer  families  or  approximately  one  families  per 
day,  were  transferred  to  NMCNCR  from  other  military  installations  in  FY 
1987.  If  each  PCS  family  had  an  average  need  for  5  days  of  temporary 
housing,  this  would  amount  to  1,355  room  nights  (271  x  5)  annually  or 
approximately  4  rooms  needed  per  day.  For  our  analysis,  we  assumed  that 
this  segment  would  potentially  demand  4  rooms  per  day  at  the  proposed 
BOQ. 

Information  on  the  housing  needs  of  PCS  families  was  obtained  through 
interviews  with  housing  officials  at  NMCNCR.  PCS  families  typically 
will  travel  to  a  new  area  to  survey  the  environment  and  locate  new 
permanent  housing.  This  will  result  in  the  need  for  temporary  housing 
while  in  the  Bethesda  area.  Due  to  the  lack  of  on-base  accompanied 
transient  housing,  family  members  usually  end  up  renting  area  hotel 
rooms  for  3  to  4  days  while  they  look  for  housing. 

The  nature  of  the  travel  makes  enlisted  or  officer  personnel  fully 
responsible  for  all  cost,  except  in  a  few  situations  when  allowances  are 
given.  A  second  situation  cited  by  housing  officials  involves  PCS 
families  entering  the  new  activity  area  without  searching  prior  to 
arriving  at  NMCNCR.  This  often  results  in  a  need  for  temporary  housing 
in  the  economy  for  periods  of  one  to  two  weeks. 

In  addition  to  area  hotels,  PCS  families  sometimes  rent  short-term 
apartments  or  rooms  in  private  homes. 


Non-Authorized  Users 


In  this  study  we  have  also  estimated  demand  for  the  proposed  BOQ  by 
non-authorized  users.  In  general,  the  segment  includes  other  travelers 
to  the  Bethesda  area  that  are  in  need  of  temporary  inexpensive  housing. 
In  the  following  text  we  have  identified  the  various  types  of 
non-authorized  users  who  could  be  attracted  to  the  proposed  facility. 


National  Institutes  of  Health  (NIH) 

Patients  and  families 

NIH,  which  includes  15  independent  institutes  and  divisions,  has  14,000 
employees,  an  annual  budget  of  $6  billion,  and  is  a  biomedical  research 
institution  unrivaled  in  quality.  The  15  institutes  and  divisions 
include  the  following: 


1.  National  Institute  on  Aging 

2.  National  Institute  on  Allergy  and  Infectious  Diseases 

3.  National  Institute  on  Arthritis/Diabetes  and  Digestive  Kidney 
Diseases 

4.  National  Cancer  Institute 

5.  National  Health  and  Human  Sciences 

6.  National  Institute  of  Environmental  Health  Sciences 

7.  National  Eye  Institute 

8.  Family  International  Center 

9.  National  Institute  of  General  Medicine 

10.  National  Heart,  Lung  and  Blood  Institute 

11.  National  Library  of  Medicine 

12.  National  Institute  of  Neurological  and  Communicative  Disorders  and 
Stroke 

13.  Division  of  Research  Grants 

14.  Division  of  Research  Resources 

15.  Division  of  Research  Services 


The  above  institutes  occupy  clinical  space,  devoted  to  care  and 
treatment  of  research  in-patients  and  out-patients  in  the  perpetually 
expanding  541-bed  Warren  Grant  Magneson  Clinical  Center. 
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The  NIH  campus  is  deficient  of  lodging  facilities  to  accommodate  the 
large  amounts  of  demand  related  to  research  patients  and  families.  In 
FY  1986,  approximately  145,000  out-patients  visited  NIH  clinics. 
Presented  in  Table  21  are  data  on  the  daily  housing  needs  of  NIH 
research  patients  and  their  relatives. 

Table  21 

Housing  Needs  of 

National  Institutes  of  Health  Research  Patients 

Monthly 


Patients  Who  Receive 

Institute  Support  1,800 

Patients  Who  Receive  No 
Institute  Support  300 

Total  2,100 

Per  Day  70 


Conclusion:  70  NIH  patients  per  day. 

In  addition,  5  dependents/relatives  of  NIH 
patients  per  day. 

Source:  Interview  with  Mrs.  Jacarusso, 

Housing  Referral  NIH. 

The  data  in  Table  21  were  made  available  by  the  voucher  departments  at 
NIH.  The  voucher  departments  at  NIH  allocate  the  housing  and 
subsistence  allowances  that  are  provided  to  eligible  research  patients 
and  relatives.  It  is  Important  to  note  that  not  all  Institutes  and 
agencies  have  appropriated  funding  for  patients.  These  patients  must 
provide  for  their  own  lodging  or  apply  through  the  social  work 
department  for  emergency  funding.  Appropriated  funding  comes  from  a 
variety  of  sources  including  the  independent  agencies,  the  NIH  emergency 
fund  and  an  aggregate  NIH  fund.  Presented  in  Table  22  on  page  V-33  are 
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data  on  the  housing  allowances  provided  to  NIH  patients  and  their 
guardians.  The  system  of  appropriated  funding  for  research  patients  and 
guardians  is  very  complicated.  All  patients  are  not  provided  for 
equally,  and  some  not  at  all. 

NIH  Conference  Attendees 

The  National  Institutes  of  Health  conduct  medical  conferences,  seminars, 
and  meetings  throughout  each  month  of  the  year.  The  conferences  are 
held  at  facilities  on  the  NIH  campus  and  at  other  available  facilities 
in  the  area  including  hotels  and  conference  centers.  On  the  NIH  campus, 
as  previously  stated  in  this  report,  there  are  no  transient  lodging 
facilities  for  the  NIH-related  demand.  Currently,  many  NIH  conference 
attendees  are  accommodated  at  hotels  located  in  Montgomery  County. 

Interviews  with  NIH  officials  indicated  that  approximately  164,000 
doctors  and  laymen  visited  the  NIH  campus  for  various  reasons  in  1987, 
but  primarily  as  conference  attendees. 

Based  on  the  number  of  conferees  and  the  location  of  the  proposed  BOQ 
close  to  the  NIH  campus,  we  estimate  that  the  proposed  BOQ  could  attract 
approximately  43  NIH  conference  attendees  per  day.  Presented  in  Table 
23  on  page  V-34  is  our  estimate  of  potential  daily  demand  by  NIH 
conference  attendees. 

Importantly,  this  estimate  is  not  based  on  the  assumption  that  the 
proposed  BOQ  will  have  meeting  rooms  and  host  conference-?.  It  is  based 
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more  on  Che  location  of  Che  BOQ  and  likely  moderate  room  rates  that  will 
be  asked. 


Table  23 

Potential  Demand  for  BOQ  from  NIH  Conference  Attendees 
Calculation 

164,000  752  Prom  Outside  Washington 

852  Need  Rooms(l) 

3  Average  Length  of  Stay  in 

_  Number  of  Nights 

313 ,650  Room  Nights  Annually 

52  Estimated  Percentage  that  Would 
Use  BOQ 

15,683  Room  Nights  Annually 
43  Daily 

Conclusion:  43  NIH  conference  attendees  per  day 

(without  any  conference  space  at  BOQ). 

Note:  (1)  Others  stay  with  friends  and  relatives. 

Source:  Interview  with  Steve  Groven,  Executive 

Director  Clinical  Center;  Pannell  Kerr  Forster. 


General  Public  or  Others 

The  general  public  demand  represents  those  in  the  area  without  direct 
government /military  business.  These  people  could  include  the  following: 
families  visiting  military  personnel  and  USUHS  students  during  the 
school  year  and  at  graduation;  active  duty  personnel  on  leave;  and 
retired  government /military  personnel  that  are  in  the  area  as  Washington 
tourists  or  attending  alumni  functions  at  the  University  or  ocher 
commands . 


At  present,  the  NMCNCR  is  not  accommodating  these  persons  due  to  Che 
lack  of  available  space  for  non-priority  active  duty  or  retired 
government /military  personnel. 
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Based  on  our  general  observations  and  knowledge  of  the  Montgomery  County 
hotel  market,  and  visitor  affiliations  with  government/military 
personnel,  both  active  and  retired,  in  the  area,  we  are  of  the  opinion 
that  the  proposed  BOQ  could  attract  25-50  general  public  guests  pe: 
day.  However,  some  marketing  would  be  required  in  various  government 
and  military  publications.  In  1987,  approximately  437,000  hotel  rooms 
were  occupied  at  15  economy  level  properties  in  the  Montgomery  County 
market  area.  Some  were  occupied  by  the  segments  previously  discussed. 
However,  the  magnitude  of  this  demand,  approximately  1,197  rooms  per  day 
on  average,  would  indicate  that  our  maximum  estimate  of  50  rooms  per  day 
from  the  general  public,  or  4  percent  of  total  daily  demand  is 
reasonable. 

Based  on  our  overall  market  segment  analysis,  we  have  drawn  conclusions 
as  to  target  markets  for  the  proposed  BOQ.  Presented  in  Table  24  is  a 
summary  of  our  opinions  regarding  the  attractiveness  of  each  segment  to 
a  privately  financed,  developed,  and  operated  BOQ  at  NMCNCR. 


Table  24 

Attractive  and  Non-Attractlve  Potential  Demand  for  the  Proposed  BOQ 


Estimated 


Attractive  Demand  Segment 

Average 

Daily 

Demand 

Rationale 

Transient  Officers 

82 

Government  Supported  Housing 

Out-Patient  (Active  Duty) 

74 

Government  Supported  Housing 

Out-Patients  (Dependents  of 

Active  Duty) 

73 

Government  Supported  Housing 

In-Patient  (Active  Duty) 

2 

Government  Supported  Housing 

In-Patient  (Dependents  of 

Active  Duty) 

6 

Government  Supported  Housing 

Department  of  Defense/ 

Civilians 

9 

Government  Supported  Housing 

PCS  Families 

4 

Ability  to  Pay 

NIH  Patients 

70 

Institute  Supported  Housing 

Conference  Attendees 

43 

Ability  to  Pay 

All  Others 

25-  50 

Ability  to  Pay 

Total 

390-415 

Non-Attractive  Demand  Segment 

Out-Patients  (Military 

Retired  and  their  Dependents) 

123 

No  Government  Support 

In-Patients  (Military 

Retired  and  their  Dependents) 

3 

No  Government  Support 

Permanent  Party  Officers 

114 

BOQ/VHA  Allowance  too  Low 

Geographic  Bachelors 

88 

BOQ/VHA  Allowance  too  Low 

NIH  Patient's  Relatives 

5 

Institute  Support  too  Low 

Total 

333 

Source:  Pannell  Kerr  Forster. 


SECTION  VI 


EVALUATION  OF  MARKET  POTENTIAL  OF  FOOD  AND  BEVERAGE  FACILITIES 

AT  THE  PROPOSED  BOQ 


VI-1 


EVALUATION  OF  MARKET  POTENTIAL  OF  FOOD  AND  BEVERAGE  FACILITIES 

AT  THE  PROPOSED  BOQ 


CONCLUSION 

As  previously  presented  in  Section  II  of  this  report,  we  recommend  that 
the  proposed  BOQ  have  a  minimum  room  count  of  200,  with  the  developer 
building  additional  rooms  at  his  own  risk.  Based  on  these 
recommendations  with  respect  to  facility  sizing,  and  our  analysis  of 
existing  food  and  beverage  facilities  at  NMCNCR,  we  believe  that  it 
would  not  be  cost  effective  to  develop  a  restaurant  as  part  of  the 
proposed  BOQ.  We  estimate  that  a  restaurant/lounge  operation  in  the  BOQ 
would  not  generate  enough  revenue  to  break  even  because  there  are  so 
many  other  dining  opportunities  on-base  and  off-base  that  would  directly 
(and  successfully)  compete  for  the  people  housed  in  the  BOQ.  There  are 
currently  adequate  food  and  beverage  facilities  at  NMCNCR  to  serve  the 
needs  of  people  housed  in  the  proposed  BOQ.  In  addition,  our  research 
indicates  that  relocation  of  the  Officers  Club  into  the  proposed  BOQ 
would  not  be  cost-effective  for  the  overall  MWR  enterprises  at  NMCNCR. 
We  believe  that  a  high  proportion  of  officers  housed  at  the  BOQ  would 
use  the  existing  Officers  Club;  and  the  potential  additional  business 
would  represent  incremental  sales  beneficial  to  the  Club’s  operation 
without  taxing  its  capacity. 

In  summary,  we  recommend  that  the  proposed  BOQ  be  developed  without 
restaurant  or  lounge  facilities. 
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INVENTORY  OF  EXISTING  NMCNCR  FOOD  AND  BEVERAGE  FACILITIES 
As  part  of  our  market  analysis,  we  evaluated  on-base  food  and  beverage 
outlets,  catering  to  officer  grade  personnel,  as  well  as  overall  food 
and  beverage  facilities  at  NMCNCR.  In  our  analysis  of  these  food  and 
beverage  facilities,  we  sought  to  identify  the  availability  of  services 
and  to  determine  current  use  patterns. 

Presented  in  Table  25  on  page  VI-3  are  summary  data  on  NMCNCR  food  and 
beverage  facilities.  In  the  following  text  we  have  briefly  described 
each  of  these  facilities. 

Hospital  Galley 

The  Hospital  Galley  can  accommodate  (during  breakfast  only)  157  officers 
in  a  reserved  area.  Lunch  and  dinner  are  available  but  seating  is  in 
the  main  dining  room  which  can  accommodate  347  people.  The  Hospital 
Galley  is  supported  by  appropriated  funding  and  only  charges  $1.75  for 
breakfast  and  $3.65  for  either  lunch  or  dinner.  The  Galley  is  operated 
cafeteria  style  and  includes  all  you  can  eat  for  one  price.  Many 
officers  that  live  both  on-base  and  off-base  dine  at  the  hospital 
facility  due  to  the  low  cost  and  unlimited  amounts  of  food. 

Navy  Exchange 

The  Navy  Exchange  operates  a  cafeteria  and  snack  bar  within  the  hospital 
with  an  unrestricted  seating  capacity  of  358.  The  cafeteria  provides 
breakfast  and  lunch  7  days  a  week,  but  is  closed  for  dinner.  The  snack 
bar  has  fast  food  items  available  in  the  evening  from  3:30-11:30  p.m. 
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The  cafeteria  is  very  popular  with  hospital  personnel  including  doctors, 
nurses,  and  other  ancillary  staff  members.  The  facility  is  operated 
with  non-appropriated  funds  and  its  prices  are  higher  than  those  at  the 
hospital  galley. 

McDonalds 

The  McDonalds  Corporation  owns  and  operates  one  of  their  typical  fast 
food  restaurants  at  the  NMCNCR.  The  restaurant  opened  In  September  27, 
1985,  and  offers  breakfast  lunch  and  dinner  to  both  on-base  and  off-base 
persons.  Management  of  the  MacDonalds  informed  us  that  the  food  prices 
at  the  NMCNCR  MacDonalds  are  slightly  lower  than  some  other  MacDonalds 
in  the  region  in  order  to  attract  military  demand.  The  restaurant  is 
open  7  days  a  week,  and  has  the  capacity  to  accommodate  165  persons. 

University  Galley 

The  University  Galley  is  located  within  the  Uniformed  Services 
University  of  Health  Services  (USUHS),  and  is  operated  by  the  Winston 
Group,  a  private  restaurant  management  company.  The  facility  provides 
breakfast  and  lunch  during  cl  sroom  hours  to  the  students,  professors, 
and  administrative  staff  of  the  university.  Total  seating  capacity  is 
500.  Management  indicated  that  there  is  currently  a  reorganization 
program  underway  to  improve  the  operation. 
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Enlisted  Mess  and  Club/Chief  Petty  Officer’s  Club 
These  two  operations  share  the  same  facility  located  in  the  bottom  of 
Building  23,  but  are  differentiated  by  name,  hours  of  operation  and 
budgets.  They  are  both  operated  by  the  MWR  program  at  NMCNCR,  which 
also  operates  the  Officers  Club  and  recreational  facilities. 

The  Enlisted  Mess  serves  lunch  Monday  through  Friday  and  is  only  open  to 
E1-E9  and  GS-1  to  GS-8  personnel.  The  Enlisted  Club  and  Chief  Petty 
Offices'  Clubs  are  combined  as  one  but  are  segregated  by  unwritten  hours 
of  use.  The  facility  offers,  in  addition  to  a  social  environment,  a 
pool  table,  video  games  and  a  D.J.  for  dancing. 

Officers  Mess  and  Club 

The  Commissioned  Officers'  Mess  and  Club  ("club").  Building  23  at 
NMCNCR,  was  originally  built  in  1949,  and  has  had  many  renovations, 
expansions,  and  revision  over  the  years.  The  massive  three-story 
structure  has  a  large  decorative  stone  and  wood  exterior  and  traditional 
interior.  The  primary  entrance  is  located  on  the  second  floor,  which 
leads  to  the  main  dining  room,  party  room,  bar,  administrative  offices, 
and  kitchen.  The  bottom  floor  is  occupied  by  the  Enlisted  Club,  Chief 
Petty  Officer '8  Club,  Package  Store  (liquor),  and  warehouse  and  storage 
space.  The  third  floor  is  occupied  by  party  rooms,  administrative 
offices,  and  the  dishroom  area. 
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The  club  management  currently  has  a  $2  million  project  budget  to  build  a 
common  kitchen  to  be  shared  by  both  the  Officers'  Club  and  the  Enlisted 
Club.  The  project  will  include  conversion  of  the  existing  kitchen  into 
a  casual  bar  and  the  existing  dining  room  into  a  full  bar.  At  the 
conclusion  of  the  2-year  project  the  new  location  of  the  service  areas 
will  allow  for  logistic  efficiency  in  relation  to  the  existing  layout. 

The  club  is  operated  by  the  Navy  Morale,  Welfare,  and  Recreation  (MWR) 
Department  which  also  operates  the  Enlisted  Club,  Chief  Petty  Officers' 
Club,  Package  Store,  and  NMCNCR  recreational  facilities  such  as  the 
gymnasium,  pool  and  bowling  alley.  Each  individual  facility  is 
responsible  for  their  own  operational  budget  but  the  overall  MWR 
operations  share  a  common  fund,  to  provide  overall  financial  stability. 

Club  patrons,  depending  on  the  meal  period,  include  civilians,  active 
duty,  and  retired  military/government  personnel.  The  2,100  club  members 
include  active  and  retired  military  officers,  Department  of  Defense  GS-9 
and  above,  and  officers  from  the  Public  Health  Service.  Members  pay 
$7.00  per  month  for  membership  dues.  They  are  deeply  entrenched  in  the 
facility  and  Issues  regarding  the  evolution  of  the  club  are  sensitive 
and  of  great  concern.  The  club  is  an  important  link  between  retired 
personnel  and  the  military. 

The  Officers'  Mess  serves  lunch  and  dinner  at  different  times  depending 
on  the  day  of  week.  During  lunch  periods,  the  dining  room  offers  both  a 
la  carte  and  buffet  menus  that  are  available  to  all  active  and  retired 
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officers  or  Department  of  Defense  (GS-9  and  above)  personnel  in  the 
Bethesda  area.  Dinner  and  club  use  is  restricted  to  the  2,100  members, 
with  strict  enforcement  to  admitting  members  only.  In  addition  to  lunch 
and  dinner,  the  club  has  extensive  private  party  usage  with  the  capacity 
to  accommodate  450  seated  and  1,200  standup.  Club  management  caters 
approximately  70  functions  annually  including  weddings,  ceremonies,  and 
other  social  functions. 

Overall,  in  1987  the  officers  mess  and  club  achieved  net  operating 
income  equal  to  6  percent  of  total  sales,  which  were  $1.7  million.  In 
1987,  cost  of  food  sold  was  approximately  40  percent,  cost  of  liquor 
sold  was  20  percent,  and  labor  costs  were  approximately  35  percent  of 
total  food  and  beverage  sales. 


LOCAL  FOOD  AND  BEVERAGE  MARKET 

Numerous  restaurants,  lounges,  and  fast  food  establishments  exist  in  the 
Bethesda  market  area  to  serve  the  dining-out  needs  of  the  people  who 
will  be  housed  in  the  proposed  B0Q.  The  needs  and  desires  of  officers 
with  respect  to  restaurant /food  service  selection  run  the  gamut  of 
possibilities,  but  price  is  a  factor  because  all  officers,  regardless  of 
grade,  are  given  a  basic  allowance  for  subsistence  of  $114.90  per  month 
or  $3.83  per  day.  Officers  do  often  leave  NMCNCR  to  dine  out  because 
they  wish  to  psychologically  remove  themselves  from  the  on-base 
environment . 


REPORT  DOCUMENTATION  PAGE 


OMS  Me  0704-0ia» 


1.  AGENCY  USE  OMIT  bUnk)  1 2.  REPORT  OATE  1 1.  REPORT  TYPE 

I  June  1990  I  Final 


4.  titu  amo  JuiriTU  public-Private  Ventures  in  Bachelor 
Quarters:  A  Solution  to  the  Loss  of  ‘Military 
Construction  Projects  (Volumes  1  through  4) 


R.  AUTHORS) 

Trevor  L.  Neve,  Jordan  W.  Cassell, 
Robert  L.  Crosslin 


7.  PERFORMING  ORGANIZATION  MAMEtf)  AMO  AOORESSiES) 

Logistics  Management  Institute 
6400  Goldsboro  Road 
Bethesda,  MD  20817-5886 


AMO  OATES  COVERED 


S.  FUNDING  MUMMERS 


MDA903-85-C-01 39 


I.  PERFORMING  ORGANIZATION 
REPORT  MUMRER 


NA705R2 


R.  SPONSORING /MONITORING  AGENCY  NAME(S)  AND  AOORESSIES) 

Naval  Facilities  Engineering  Command 
Hoffman  Building  # 2 
200  Stoval  Street 
Alexandria,  VA  22332-2300 

11.  SUPPUMENTART  notes 


10.  SPONSORING /MONITORING 
AGENCY  REPORT  MUMRER 


U«.Q(STRI«UTI0N/AVAILARIUTT  statement 


12b.  DIST1URUTION  CODE 


11.  A1STRACT  (MSMtmum  200 


The  Navy  has  a  aubatantial  requirement  for  naw  bachelor  quartera  (BQa)  during  a  time  of  auetare  budget*  for 
military  construction.  Public/prwmte  ventures  (P/PV»)  may  offer  an  alternative.  With  a  P/PV,  a  private  company 
would  finance,  design,  build,  operate,  and  maintain  a  naw  BQ  facility  at  its  own  risk  of  profit  or  loss.  This  report 
staminas  the  feasibility  of  P/PVs,  and  how  they  should  ha  structured,  using  five  test  sites,  and  presents  example 
requests  for  proposals.  P/PV  BQ»  for  enlisted  and  officer  transient  personnel  and  for  junior  enlisted  permanent  party 
personnel  offer  a  leas  costly  alternative  to  BQa  built  and  operated  with  conventional  Government  funding.  Factors 
affecting  economic  feasibility  of  a  P/PV  BQ  include  project  size,  occupancy  guarantees,  interest  rates,  contract  term, 
construction  specifications,  and  Government  statutory  and  regulatory  restrictions.  Occupancy  guarantees  are 
particularly  important  With  a  reasonable  occupancy  rate  guarantee,  the  contractor  can  charge  much  lower  room 
rates.  We  recommend  that  the  Navy  pursue  P/PVi  and  accelerate  its  internal  P/PV  planning  and  procurement 
process.  The  Navy  should  assume  more  risk  by  guaranteeing  occupancy  rates  where  warranted  by  demand  for  lodging. 
The  Navy  should  also  request  DoD  to  develop  an  economic  justification  methodology  specifically  for  P/PV  a. 


14.  iUIUCI  TERMS 


Public/Private  Ventures,  Third  Party 
Financing,  Privatization,  Bachelor  Quarters,.  Military 
Construction 


MIER  OF  SAGES 

75 


MSN  7S4041-ZSO-SSOO 


11.  SECURITY  CLASSIFICATION 

OF  THIS  SAGE 

It.  SECURITY  CLASSIFICATION 
OF  ARSTRACT 

ae.  LIMITATION  OF  ARSTRACT 

Unclas 

Unclas 

UL 

SUftd t'd  Form  291  (Mv  249) 
**mrnm  to  mv  Mi  UM 


LOGISTICS  MANAGEMENT  INSTITUTE 


MARKET  STUDY  FOR  A 
PROPOSED  BACHELOR  OFFICERS  QUARTERS 
NAVAL  MEDICAL  CENTER, 
NATIONAL  CAPITAL  REGION 
BETHESDA ,  MARYLAND 


MARCH  1988 


PREFACE 


Appendix  L  was  originally  prepared  by  Pannell  Kerr  Forster  under  a 
subcontract  with  LMI  and  published  separately  with  a  restricted  distribution.  We 
have  reprinted  it  here  with  no  changes.  Thus,  material  in  the  original  document  or 
appended  to  it  bears  the  same  numbering  and  designation  it  did  when  previously 
published. 


L-3 


PANNELL 

KERR 

FORSTER 


March  18,  1988 


Certified  Public  Accountants 

1155  15th  Street.  NW 
Washington,  DC  20005 
Telephone  (202)  331-4000 
Telex  70-6769  PANKERR  WSH  DC 
Telefax  202-659-6696 


Mr.  Trevor  Neve 

Logistics  Management  Institute 
6400  Goldsboro  Road 
Bethesda,  Maryland  20817 

Dear  Mr.  Neve: 

We  have  completed  our  study  of  the  potential  market  demand  for  a 
proposed  Bachelor  Officers  Quarters  (B0Q)  to  be  located  at  the  Naval 
Medical  Command  National  Capital  Region  in  Bethesda,  Maryland. 

The  entire  study  and  conclusions  reached  are  based  upon  our  present 
knowledge  and  information  with  respect  to  existing  supply  and  demand 
conditions  in  the  market  area  at  the  completion  of  our  fieldwork  on 
February  1,  1988. 

As  in  all  studies  of  this  type,  our  estimates  of  demand  are  are  based  on 
assumptions  which  are  subject  to  uncertainty  and  variation.  Therefore, 
we  do  not  represent  them  as  results  that  will  actually  be  achieved.  We 
have  no  obligation,  unless  subsequently  engaged,  to  update  or  revise 
this  study  because  of  events  and  transactions  occurring  subsequent  to 
the  completion  of  our  fieldwork  on  February  1,  1988. 

It  is  expressly  understood  that  the  scope  of  this  study  and  the  report 
thereon  does  not  include  the  possible  impact  of  licensing  requirements, 
or  other  restrictions  concerning  the  B0Q  except  where  such  matters  have 
been  brought  to  our  attention  and  which  are  set  forth  in  this  report. 

This  report  has  been  prepared  primarily  for  your  use  and  guidance  in 
determining  the  demand  for  the  proposed  B0Q  in  relation  to  its  cost  and 
for  possible  use  in  negotiation  of  a  lease  or  development  agreement.  As 
is  customary  in  assignments  of  this  nature,  neither  our  name  nor  the 
material  submitted  may  be  included  in  any  prospectus,  newspaper 
publicity,  or  as  a  part  of  any  printed  material,  or  used  in  offerings  or 
representations  in  connection  with  the  sale  of  securities  or 
participation  interests  to  the  public. 

We  should  be  pleased  to  hear  from  you  if  we  can  be  of  further  assistance 
in  the  interpretation  and  application  of  our  findings  and  conclusions. 
We  express  our  appreciation  to  you  and  your  associates  for  the 
cooperation  extended  to  us  during  the  course  of  our  engagement. 

Very  truly  yours, 
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INTRODUCTION 


PURPOSE  AND  SCOPE  OF  THE  STUDY 

This  study  was  undertaken  in  order  to  determine  the  magnitude  of 
potential  room  night  demand  by  both  military  and  civilian  (government 
and  non-government)  sources  for  a  proposed  Bachelor  Officer's  Quarters 
( BOQ)  to  be  located  at  one  of  several  potential  sites  at  the  Naval 
Medical  Command  National  Capital  Region,  Bethesda,  Maryland.  The  study 
was  performed  with  the  understanding  that  the  Navy  plans  to  request 
proposals  from  the  private  sector  to  finance,  construct,  own,  maintain, 
and  operate  the  BOQ  at  a  lower  price  than  the  cost  to  the  government  to 
provide  a  similar  facility  and  services. 


The  scope  of  the  study  included  the  following: 

•  Overview  of  the  Naval  Medical  Command  National  Capital  Region 
and  National  Institutes  of  Health. 

•  A  qualitative  and  quantitative  assessment  of  the  on-base  and 
off-base  accommodations  supply,  present  and  projected. 

•  Analysis  of  the  demand,  present  and  projected,  for  overnight 
transient  accommodations  in  the  area. 

•  Development  of  an  estimate  of  the  number  of  occupied  BOQ  rooms 
that  can  be  guaranteed  by  the  government  on  a  daily  basis. 

•  Development  of  an  estimate  of  additional  room  night  demand, 
not  guaranteed  by  the  government,  which  could  reasonably  be 
expected  to  stay  at  the  BOQ  with  minimal  marketing 
expenditures  by  the  owner/operator. 

•  Determination  of  the  room  rate  the  government  should  pay  for 
the  occupied  rooms  guaranteed  by  the  government. 

•  Determination  of  the  room  rates  per  occupied  room  achievable 
for  other  guest  rooms  which  would  not  be  occupied  as  part  of 
the  government  guarantee. 
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•  Development  of  recommendations  relating  to  market  orientation, 
facilities,  and  services  of  the  proposed  transient  BOQ/Hotel. 

APPROACH  AND  METHODOLOGY 

Our  approach  to  this  assignment  was  to  examine  potential  demand  sources 
for  the  BOQ  including  authorized  and  non-authorized  users.  Among  the 
many  people  whom  we  interviewed  are  the  following. 

•  Mr.  Rich  Grzesiak  -  Bachelor  Housing  Survey  Coordinator  - 
Department  of  the  Navy,  Northern  Division,  Naval  Facilities 
Engineering  Command 

•  Ensign  Porter  -  Assistant  Head  of  Operations  Management, 
NMCNCR 

•  Mrs.  Shirley  Lester  -  Housing  Referral  Manager  -  NMCNCR 

•  Ms.  Cilita  Monnett  -  Housing  Referral  Counselor/Assistant 
Manager  -  NMCNCR 

•  Chief  Keane  -  BOQ  Manager,  NMCNCR 

•  Lt .  Fox  -  Officer  in  Charge  -  Personnel  Support  Activity 
Detachment 

•  Chief  Mansburger  -  Disbursement /Military  Records  -  Personnel 
Support  Detachment 

•  Dr.  Betty  Colletti  -  Assistant  Director  of  Student  Affairs, 

Naval  School  of  Health  Science 

•  Carl  Bauer  -  Navy  Lodge  Manager,  NMCNCR 

•  HMCM.  Rackstraw  -  Student  Records  -  Office  of  Naval  Medicine, 
Pentagon 

•  Mr.  Gary  Arrington  -  Naval  Housing,  Pentagon 

•  Lt.  O’Connor  -  Out-patient  Administrator  -  Naval  Hospital 

•  Lt .  Shehane  -  Public  Affairs,  NMCNCR 

•  Lt .  Bailey  -  Planning  -  NMCNCR 

•  Commander  Kiefer  -  Resident  In-Charge  of  Construction  -  NMCNCR 

•  Ms.  Jackie  Halleran  -  Contracts  -  NMCNCR 
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•  Pt.  Wilson  -  Desk  Clerk,  BEQ  125,  NMCNCR 

•  Ms.  Brenda  Parker  -  Out-patient  Admissions  -  National 
Institute  of  Health 

•  Ms.  Diane  Wilcox  -  Voucher  Officer  -  All  Institutes,  National 
Institutes  of  Health 

•  Mrs.  Ruth  Zaccarusso  -  Voucher  Officer  -  Cancer  Institute, 
NIH,  National  Institutes  of  Health 

•  Mr.  Ray  Rothman  -  Contract  Director,  Armed  Forces  Radiology 
Research  Institute 

•  Mr.  Ray  Florence  -  Facilities  Director,  Armed  Force  Radiology 
Institute 

•  Mrs.  Anne  Leahy  -  Continuing  Education  Clerk  -  Naval  Dental 
School 

•  Mrs.  Linda  Coleman  -  Secretary  of  the  Director,  Naval  Dental 
School 

•  Mr.  William  Fraunhurst  -  Director,  Office  Commissioned  Corps, 
Public  Health  Service 

•  Chief  Mercado  -  Manpower  Management  -  Naval  Health  Sciences 
Education  and  Training  Command 

•  Mrs.  Maureen  Young  -  Secretary  of  the  Commander,  Naval  Medical 
Research  and  Development  Command 

•  Ms  Amy  Lessie  -  Student  Affairs,  Uniformed  Services 

University  of  the  Health  Sciences 

•  Ms-  Lyn  Hammer  -  Conferences  Coordinator,  Uniformed  Services 
University  of  the  Health  Sciences 

•  Dr.  K.  Kinnamon  -  Associate  Dean  for  Operation  -  Uniformed 

Services  University  of  the  Health  Sciences 

•  Dr.  John  Bullard  -  Executive  Director  of  Continuing  Education 
-  Uniformed  Services  University  of  the  Health  Services 

•  Ms.  Jonesi  Lewis  -  Contract  Secretary,  Trav'l  Department, 

Naval  Regional  Contract  Center 

•  Mrs.  Phylis  Chang  -  Organizational  Office,  Health  and  Human 

Services,  National  Institute  of  Health 
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•  Mrs.  Kerry  Corbin  -  Schedule  of  Conferences  Secretary,  Multi- 
Discipline  Laboratory  -  Uniformed  Services  University  of  the 
Health  Services 

•  Mark  Hackly  -  Facilities  Assistant,  NMCNCR 

•  Jack  Markowitz  -  Deputy  Director  of  Operations,  Public  Health 
Services 

•  Dr.  Becker  -  Administrative  Director,  Public  Health  Services 

•  Dr.  Kealigy  -  Surgeon  Generals  Office,  Public  Health  Services 

•  Conference  Reservations  Department,  National  Institutes  of 
Health 

•  Mr.  Walt  Rachin  -  Facilities  Management,  Armed  Forces 
Radiology  Research  Institute 

•  Naval  Investigative  Services  Office  of  the  Director 

•  Mr.  Bill  Faught  -  Planning,  Naval  Facilities  Engineering 
Command,  Chesapeake  Division 

•  Mr.  Mel  Wells  -  Naval  Housing  Department,  Transient 
Department,  Department  of  the  Navy,  Northern  Division,  Naval 
Facilities  Engineering  Command 

•  Mr.  Jim  Brown  -  Manpower,  Commission  Corps,  Public  Health 
Services 

•  Lt .  Corfield  -  Manpower,  Naval  Medical  Research  Institute 

•  Chief  Aucher  -  Facilities  Manager,  Naval  School  of  Health 
Sciences 

•  Lt .  Sanford  -  Operating  Management,  Naval  Hospital 

•  Lt .  Widley  -  NITRAS  Manager,  Naval  School  of  Health  Sciences 

•  Mrs.  Bee  Ramsey  -  Administrative  Assistant,  Regional  Physical 
Education  Board 

•  Mrs.  Diana  Bertnara  -  Visitors  Information  Center,  National 
Institute  of  Health 

•  Dr.  Steve  Groven  -  Executive  Director  of  Clinical  Center, 
National  Institute  of  Health 

»  Mr.  John  Sauttemkowski  -  Budget  Director  Clinical  Center, 
National  Institute  of  Health 
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•  Mrs.  Diane  Palermo  -  Public  Affairs,  Naval  Surface  Weapons 
Center 

•  Dr.  A.  Berg  -  Social  Work  Department,  National  Institutes  of 
Health 

•  HMN1.  Vasser  -  Out-patient  Records,  Naval  Hospital 

•  HMN1.  Cook  -  In-patient  Records,  Naval  Hospital 

•  Mr.  Woody  June  -  Officers  Club  Manager 
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•  On  the  basis  of  our  study  and  analysis,  we  are  of  the  opinion  that 
there  is  sufficient  existing  and  prospective  demand  to  support  the 
private  sector  development  of  a  rooms-only  (i.e.,  no  food  and  beverage 
facilities  or  meeting  rooms)  transient  Bachelor  Officer's  Quarters /Hotel 
("proposed  BOQ"),  with  a  minimum  room  count  of  200,  located  at  the  Naval 
Medical  Command,  National  Capital  Region  (NMCNCR) ,  Bethesda,  Maryland. 
Potential  daily  demand  for  the  sleeping  rooms  in  the  proposed  BOQ  is 
summarized  in  Table  1  on  page  II-2. 

•  Based  on  present  and  anticipated  future  market  demand  factors,  we 
recommend  that  the  U.S.  Navy  should  offer  prospective  developers  of  the 
proposed  BOQ  a  guaranteed  daily  occupancy  of  100  rooms  at  an  average 
daily  room  rate  per  occupied  room  of  $40.00  with  the  developer  building 
additional  sleeping  rooms  at  his  own  risk.  We  estimate  that  the 
developer  will  be  able  to  rent  additional  rooms  at  room  rates  of  at 
least  $40.00  and  as  high  as  $60.00  per  night. 

•  The  proposed  BOQ  would  be  well  located  in  terms  of  accessibility  to 
room  night  demand  generators  at  the  Naval  Medical  Command,  National 
Capital  Region  and  neighboring  National  Institutes  of  Health  (NIH). 

•  We  recommend  that  the  proposed  BOQ  be  constructed  according  to 
standard  BOQ  specifications,  but  that  at  least  25  percent  of  rooms  have 
two  double  beds  to  provide  flexibility  for  families. 
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•  Our  analysis  of  NMCNCR  and  NIH  found  that  there  will  be  continuing 
support  for  the  missions,  institutes,  and  agencies.  We  examined 
indicators  such  as  funding  for  activities,  number  of  personnel,  research 
and  development  projects,  and  hospital  service  growth  before  coming  to 
this  conclusion. 

•  Currently,  some  of  the  potential  users  of  a  privately  developed 
transient  Bachelor  Officer's  Quarters/Hotel  at  NMCNCR  are  being 
accommodated  on-base  in  BOQ  Building  11  at  NMCNCR,  which  has  space  for 
40  transient  officers,  and  off-base  in  27  hotels/motels  with  an 
aggregate  total  of  4,890  available  rooms  per  day. 

•  Building  11,  the  existing  BOQ  at  NMCNCR,  is  deficient  in  both 
quantity  and  quality  of  available  spaces.  A  BOQ  facility,  by  design,  is 
the  primary  source  of  housing  for  transient  officers  and  civilian 
employees  on  military  orders,  due  to  the  ability  to  house  those  in  need 
of  rooms  at  a  cost  less  than  the  market.  At  NMCNCR  the  demand  exceeds 
the  on-base  rooms  supply,  resulting  in  a  deficit  estimated  at  40 
transient  personnel  per  day.  The  housing  shortfall  requires  the  Navy  to 
issue  non-availability  per  diem  (Montgomery  County  rate)  to  all 
transient  officers  and  civilian  government  employees.  Before  January  1, 
1988,  this  per  diem  rate  was  $75.00  ($42.00  for  lodging  and  $33.00  for 
food)  for  -’ilitary  officers  and  $117.00  ($84.00  for  lodging  and  $33.00 
for  food)  for  civilian  government  employees.  As  of  January  l,  1988,  the 
per  diem  rate  for  military  officers  was  raised  to  $117.00,  making  the 
military  per  diem  equal  to  that  of  civilian  government  employees. 
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•  In  Montgomery  County,  within  a  circular  market  area  which  has  NMCNCR 
at  its  center  and  has  a  15-mile  radius,  there  are  35  hotels  with  an 
aggregate  total  of  6,347  rooms.  Based  on  our  market  research,  we 
identified  27  of  the  35  hotels  which  accommodated  some  military 
personnel  or  civilian  government  personnel  in  1987.  The  27  hotels,  with 
an  aggregate  total  of  4,890  rooms,  are  listed  in  Section  IV  of  this 
report.  Management  personnel  at  each  hotel  were  asked  the  percentage  of 
rooms  occupied  by  persons  who  were  given  a  government  room  rate.  In 
some  cases,  at  econoray-level  hotel  properties,  the  government  rate  was 
the  same  as  the  regular  room  rate  so  management  made  their  best  estimate 
of  the  employer  of  their  guests. 

•  There  are  two  hotels  currently  under  construction  in  the  market  area, 
as  well  as  several  proposed  hotels,  including  the  proposed  BOQ.  Those 
hotels  under  construction  include  a  146-room  Courtyard  by  Marriott  at 
Route  29  and  Randolph  Road,  Silver  Spring  and  a  203-room  Woodfin  Suites 
on  1380  Picard  Drive,  Rockville.  Proposed  hotels  include  the  following: 
the  proposed  BOQ;  a  Quality  Inn  at  Westfarm,  Route  29  and  Randolph  Road, 
Silver  Spring;  a  144-room  Imperial  400  at  the  400  block  of  Hungerford 
Drive,  Rockville;  and  a  Marriott  Washingtonian  Center  Hotel  at 
Interstate  270  between  Shady  Grove  Road  and  the  proposed  Interstate  370 
interchanges  in  Gaithersburg.  Based  on  their  location  and  market 
orientation,  we  have  determined  that  these  projects  would  not  reduce  the 
amount  of  potential  demand  for  the  proposed  BOQ.  A  recent  addition  to 
rooms  supply  is  the  21-room  Navy  Lodge  at  NMCNCR  which  reopened  on 
February  8,  1988  after  2  years  of  renovations. 


•  Based  on  our  market  research,  we  estimate  that  the  1987  aggregate 
annual  occupancy  of  the  27  hotels  previously  discussed  will  be  68 
percent  at  an  aggregate  average  daily  room  rate  per  occupied  room  of 
approximately  $57.00.  The  aggregate  distribution  of  occupied  rooms  by 
market  segment,  in  the  27  hotels,  is  estimated  at  41  percent  commercial 
individual,  12  percent  corporate  group,  4  percent  association  group,  2 
percent  permanents,  24  percent  discretionary  travel,  and  17  percent 
government /military. 

•  Du-ing  our  fieldwork  we  learned  that  there  is  a  doctor  that  has 
interest  in  developing  a  lodging  facility  catering  to  patients  at  NMCNCR 
and  NIH.  The  doctor's  partner  owns  three  parcels  of  land  in  the 
southeast  quadrant  formed  by  the  intersection  of  Rockville  Pike  (MD 
Route  355)  and  Jones  Bridge  Road.  Because  of  the  preliminary  status  of 
the  doctor's  plans  for  development,  and  relevant  zoning  issues,  we 
consider  the  probability  of  completion  to  be  very  uncertain. 
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OVERVIEW  OF  THE  NAVAL  MEDICAL  COMMAND,  NATIONAL  CAPITAL  REGION  AND 

NATIONAL  INSTITUTES  OF  HEALTH 

REGIONAL  AND  VICINITY  OVERVIEW 

The  Naval  Medical  Command,  National  Capital  Region  (NMCNCR)  is  located 
in  the  Washington,  D.C.  metropolitan  area,  in  Montgomery  County, 
Maryland,  a  contiguous  suburb  of  Washington. 

The  NMCNCR  contributes  to  the  special  characteristics  of  and  benefits 
from  its  location  in  Montgomery  County.  The  county's  "work  force  and 
strategic  location  adjacent  to  the  nation's  capital  help  shape  its 
scientific-research  and  development-industrial  character.  The  county  is 
one  of  the  nation's  centers  of  research  and  development  activities  - 
both  private  and  governmental."  The  Naval  Medical  Command,  National 
Capital  Region  is  among  the  major  federal  research  and  development 
installations  in  the  county  which  also  include  The  National  Institutes 
of  Health,  National  Bureau  of  Standards,  Department  of  Energy,  Naval 
Ship  Research  and  Development  Center,  and  Naval  Surface  Weapons  Center. 

In  addition,  more  than  40  percent  of  the  major  private  employers  in 
Montgomery  County  are  involved  with  advanced  electronic  technology, 
telecommunications,  or  medical  sciences. 

The  triad  of  health  care,  education  and  research  represented  at  NMCNCR 
includes  a  new  replacement  acute-care  hospital  with  a  total  of 
approximately  600  beds;  Naval  Hospital,  Bethesda,  the  leading  naval 
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medical  research  facility;  Naval  Medical  Research  Institute  (NMRI),  the 
headquarters  command  for  Naval  Medical  Research  and  Development  Command 
(NMRDC);  Naval  Health  Sciences  Education  and  Training  Command  (NHSETC); 
the  Naval  School  of  Health  Sciences  (NSHS);  the  Naval  Medical  Data 
Services  Center  (NMDSC);  and  the  National  Naval  Dental  Center  (NNDC) 
which  provides  advanced  dental  care  and  training.  In  addition,  located 
at  NMCNCR  are  two  Department  of  Defense  activities:  the  Uniformed 
Services  University  of  Health  Sciences  (USUHS),  the  only  military 
medical  school  in  the  United  States;  and  the  Armed  Forces 
Radiobiological  Research  Institute  (AFRRI),  which  performs  approximately 
95  percent  of  the  biomedical  neutron  irradiation  research  in  the  free 
world.  These  activities  combine  to  make  NMCNCR  a  prestigious  and  unique 
center  for  health  sciences  and  one  which  interacts  with  and  enriches  the 
biomedical  research,  and  development,  and  education  activities, 
concentrated  in  Montgomery  County. 

NIH,  occupying  306  acres  across  Wisconsin  Avenue  from  NMCNCR,  has  nearly 
14,000  employees,  an  annual  budget  of  $6  billion,  and  is  a  biomedical 
research  institution  unrivaled  in  quality.  The  National  Library  of 
Medicine,  the  world's  largest  library  on  a  single  subject,  adjoins  NIH. 
The  library  includes  a  research  and  development  component,  the  Lister 
Hill  National  Center  for  Biomedical  Communications. 


Regional  Map 
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PLANNING  FACTORS  RELATIVE  TO  ADJACENT  COMMUNITY 

The  following  information  provides  the  framework  of  planning  regulations 
and  agencies  having  jurisdiction  over  the  area  which  surrounds  the  Naval 
Medical  Command,  National  Capital  Region  (NMCNCR). 

Surrounding  Residential  Development 

The  NMCNCR  complex  in  Bethesda  is  surrounded  by  a  mixture  of 
residential,  institutional,  and  open  space  uses.  The  residential 
character  of  the  community  on  the  east  side  of  Wisconsin  Avenue,  on 
which  NMCNCR  is  located,  must  be  respected  in  planning  for  NMCNCR.  Of 
particular  community  concern  are  building  setbacks  from  the  borders  of 
the  site,  height  of  buildings,  and  landscaping,  particularly  of  the 
borders.  This  community  concern  is  shared  fully  by  the  National  Capital 
Planning  Commission  and  the  Maryland  National  Capital  Parks  and  Planning 
Commission.  The  area  in  the  vicinity  of  the  NMCNCR  is  considered  to  be 
a  mature  developed  community. 

In  all  plans  which  have  been  prepared,  from  early  regional  plans  to  the 
1970  master  plan  for  the  Bethesda-Chevy  Chase  area,  the  NMCNCR  site 
along  with  the  campus  of  NIH,  including  the  National  Library  of 
Medicine,  have  been  defined  in  terms  of  future  land  use  as  federal  or 
federal-institutional  areas  located  within  the  built-up  urban  core 
down-county  area  of  Montgomery  County. 

Existing  Zoning 

Zoning  in  the  vicinity  of  the  site  generally  reflects  the  existing  land 
use  and  master  plan  proposals  for  the  area.  Present  zoning  is 
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predominantly  low-density  single-family  residential,  in  the  R-60  and 
R-90  zones,  with  the  federal  institutional  areas  located  in  an  R-60 
zone.  Within  these  low-density  residential  zones,  a  variety  of 
institutional-related  uses,  such  as  private  educational  institutions, 
hospitals,  and  philanthropic  institutions  are  permitted  as  special 
exceptions . 

Agencies  Responsible  for  Planning 

The  Metropolitan  Washington  Council  of  Governments  (COG),  the  regional 
planning  agency  for  the  Washington  area,  works  to  coordinate  land-use 
planning  in  the  region  and  to  develop  policies  to  solve  areawide 
problems.  The  Montgomery  County  Planning  Board  of  the  Maryland  National 
Capital  Park  and  Planning  Commission  (MNCPPC)  is  the  agency  responsible 
for  land-use  planning  in  Montgomery  County.  MNCPPC  is  a  bi-county 
agency  of  Montgomery  and  Prince  George's  Counties;  each  county  has  a 
appointed  planning  board  which  is  the  official  planning  agency  for  the 
county.  The  National  Capital  Planning  Commission  (NCPC)  is  the 

planning  review  agency  for  federal  projects  in  the  Washington 
metropolitan  area. 

NAVAL  MEDICAL  COMMAND,  NATIONAL  CAPITAL  REGION  (NMCNCR )  OVERVIEW 
NMCNCR  operates  a  regional  command  headquarters  at  Bethesda  which  has 
authority  for  the  activities  of  the  Naval  medical  facilities  of  the 
entire  region.  At  Bethesda,  NMCNCR  operates  35  buildings  located  on  a 
handsome  well-landscaped  site  of  243  3cres.  This  campus  serves  as  a 
base  of  operations  for  the  following  tenant  commands: 
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Naval  Medical  Command  activities: 

Naval  Hospital,  Bethesda  (NHBETH) 

National  Naval  Dental  Center  (NNDC) 

Naval  Health  Sciences  Education  and  Training  Command  (NHSETC) 

Naval  School  of  Health  Sciences  (NSHS) 

Naval  Medical  Data  Services  Center  (NMDSC) 

Naval  Medical  Research  and  Development  Command  (NMRDC) 

Naval  Medical  Research  Institute  (NMRI) 

Department  of  the  Navy  Disability  Evaluation  System  activity: 

Regional  Physical  Evaluation  Board 

Naval  District  of  Washington  activities: 

Personnel  Support  Detachment  -  Bethesda  (PERSUPPDET) 

Naval  Investigative  Service  (NIS) 

Naval  Facilities  Engineering  Command  activity: 

Resident  Officer  in  Charge  of  Construction  (ROICC,  Bethesda) 

Department  of  Defense  activities: 

Uniformed  Services  University  of  Health  Sciences  (USUHS) 

Armed  Forces  Radiobiology  Research  Institute  (AFRRI)  -  reports  to 
Defense  Nuclear  Agency 

The  presence  of  these  commands  established  Bethesda  as  the  foremost 
center  of  Naval  medical  care,  research,  and  education.  The  following 
paragraphs  summarize  the  tenant  commands  based  on  their  missions: 

NMCNCR  -  Naval  Medical  Command,  National  Capital  Region 
MISSION  -  The  Naval  Medical  Command,  National  Capital  Region  (NMCNCR), 
commands  assigned  naval  shore  activities  and  ensures  that  those 
activities  are  provided  an  appropriate  level  of  resources  <-o  effectively 
and  efficiently  accomplish  their  assigned  missions  and  functions.  The 
command  directs  the  overall  provision  of  comprehensive  and  quality 
health  care  services  throughout  the  assigned  geographical  and 
mission-identified  areas  of  responsibility  as  prescribed  by  10  U.S. 
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Codes  and  other  applicable  directives,  and  acts  as  the  central  authority 
for  cooperation  with  military  and  civilian  authorities  in  matters 
pertaining  to  public  health,  disasters,  and  other  emergencies.  It  also 
provides  necessary  services  to  support  tenant  activities. 

The  Naval  Medical  Command,  National  Capital  Region  (NMCNCR),  is  under 
the  command  of  and  the  support  of  the  Naval  Medical  Command,  Washington, 
an  echelon  II  Command. 

NHSETC  -  Naval  Health  Services  Education  and  Training  Command 
MISSION  -  Implement  policy  and  exercise  control,  administration  and 
management  of  health  sciences  education  and  clinical  investigative 
training  programs  for  the  Department  of  the  Navy;  develop  plans, 
objectives,  priorities,  organization  procedures,  and  standards  to  meet 
education  and  training  requirements;  establish,  evaluate,  and  maintain 
optimal  health  sciences  educational  and  training  programs  that  will 
ensure  maximum  responsiveness  to  the  operational  and  professional  needs 
of  the  service;  and  provide  budgetary  support  for  the  training 
activities  and  programs  of  the  Medical  Department  of  the  Navy. 

NMDSC  -  Naval  Medical  Data  Services  Center 
MISSION  -  Provide,  coordinate,  and  control  centralized  data-processing 
services  for  naval  medical,  statistical,  and  other  data  systems  on  a 
worldwide  basis  as  directed  by  the  Chief,  Naval  Medical  Command  (NMC), 
and  higher  authority;  cooperate  with  other  bureaus,  offices,  and 
agencies  in  matters  pertaining  to  data  processing. 
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NSHS  -  Naval  School  of  Health  Sciences 
MISSION  -  Conduct  entry  level  through  advanced  level  education  and 
training  for  Medical  Department  personnel  to  ensure  maximum 
responsiveness  to  operational  and  professional  requirements.  Perform 
such  other  functions  as  may  be  directed  by  the  Naval  Medical  Command. 

NNDC  -  National  Naval  Dental  Center 

MISSION  -  Provide  comprehensive  and  specialized  dental  services  to  Navy 
and  Marine  Corps  activities  units  of  the  operating  forces  and  other 
authorized  personnel  in  the  assigned  geographic  area. 

NMRDC  -  Naval  Medical  Research  and  Development  Command 
MISSION  -  Manage  the  Navy  Medical  Department  Research,  Test,  and 
Evaluation  programs  concerning  the  health,  safety,  and  performance  of 
Naval  personnel. 

USUHS  -  Uniformed  Services  University  of  the  Health  Sciences 
MISSION  -  Provide  the  highest  quality  educational  programs  in  the  health 
sciences  to  those  selected  individuals  who  demonstrate  dedication  to  a 
career  in  the  health  professions  of  the  uniformed  services.  The 
Uniformed  Services  University  shall  be  responsive  to  the  overall 
education  needs  of  the  military  departments  relating  specifically  to  the 
preparation  of  individuals  for  careers  in  the  health  profession. 

NMRI  -  Naval  Medical  Research  Institute 
MISSION  -  Conduct  basic  and  applied  research  and  development  concerned 
with  the  health,  safety,  and  efficiency  of  Naval  personnel. 
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NHBETH  -  Naval  Hospital,  Bethesda 

MISSION  -  Provide  a  comprehensive  range  of  emergency,  out-patient,  and 
in-patient  health  care  services  to  active  duty  Navy  and  Marine  Corps 
personnel  and  active  duty  members  of  other  federal  uniformed  services. 
Subject  to  the  availability  of  space  and  resources,  provide  the  maximum 
range  and  amount  of  comprehensive  health  care  services  possible  for 
other  authorized  persons  as  prescribed  by  Title  10,  U.S.  Code,  and  othe<. 
applicable  directives. 

AFRRI  -  Armed  Forces  Radiobiology  Research  Institute 
MISSION  -  Conduct  research  in  the  field  of  radiobiology  and  related 
matters  essential  to  the  operational  and  medical  support  of  the 
Department  of  Defense  and  the  military  services. 

MISCELLANEOUS  COMMANDS 

A  number  of  smaller  command  detachments  provide  services  to  base 
personnel  and  have  space  assigned  to  their  operations. 

RPEB  -  Regional  Physical  Evaluation  Board 
RPEB  is  the  regional  office  for  the  Department  of  the  Navy  Disability 
Evaluation  System.  It  reviews  the  medical  claims  and  provides  hearings 
for  all  cases  occurring  within  the  region.  The  RPEB  is  actually  a 
Tenant  Command  at  NMCNCR. 
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PERSUPPDET  -  Personnel  Support  Detachment 
PERSUPPDET  is  the  activity  responsible  for  Navy  personnel  matters.  It 
reports  to  the  Naval  District,  Washington  and  handles  all  processing  of 
personnel  including  I.D.s,  transfers,  reenlistments/separations, 
disbursement,  and  transportation. 

NIS  -  Naval  Investigative  Service 

NIS  reports  to  Naval  District,  Washington  and  maintains  a  small  office 
suite  at  NMCNCR.  It  is  the  activity  responsible  for  the  security  and 
investigative  duties  that  are  necessary  prior  to  visits  by  high  ranking 
government  and  military  officials. 

ROICC  -  Resident  Officer  in  Charge  of  Construction 
The  overall  objective  of  the  ROICC  office  Is  to  provide  the 

administrative,  contractual,  and  technical  services  necessary  to  execute 
the  assigned  Construction  Program  in  a  manner  to  complete  quality 

construction  which  meets  the  operational  and  technical  needs  of  the 
sponsors  at  reasonable  cost  and  in  a  timely  manner. 

NMCNCR  INDEX  OF  EXISTING  STRUCTURES 

Presented  in  Table  2  on  page  III-12  is  an  index  of  existing  structures 
at  NMCNCR,  and  a  map  showing  the  location  of  these  buildings  is 
presented  on  page  I II  —  1 3 • 
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SECTION  IV 


SUPPLY  ANALYSIS 


SUPPLY  ANALYSIS 


INTRODUCTION 

The  proposed  BOQ  will  be  a  lodging  facility  built  for  the  primary 
purpose  of  accommodating  the  transient  government/military  demand 
generated  by  NMCNCR  and  NIH.  The  new  BOQ  will  represent  a  significant 
departure  from  the  out-dated  style  and  institutional  appearance  of  the 
existing  BOQ  located  on  the  grounds  of  NMCNCR. 

Once  built,  the  proposed  BOQ  will  accommodate  the  government/military 
transient  demand  that  is  currently  being  accommodated  by  the  existing 
BOQ,  Building  11,  and  certain  hotels  in  Montgomery  County.  When 
completed,  the  proposed  BOQ  is  not  expected  to  compete  directly  with 
hotels  in  the  market  area  for  military/government  transient  personnel  on 
orders  to  NMCNCR  because  they  will  be  required  to  stay  at  the  new  BOQ. 
However,  in  a  broadly  competitive  context,  the  BOQ  will  compete  with 
certain  hotels  in  the  market  area  because  it  will  accommodate  some 
people  generated  by  NIH  as  well  as  the  general  public. 

BOQ  ROOMS  SUPPLY 

Existing  BOQ  at  NMCNCR 

In  fiscal  year  1987,  the  supply  of  unaccompanied  officer  accommodations 
at  NMCNCR  consisted  of  93  transient  and  permanent  party  guest  rooms 
contained  in  one  BOQ.  The  BOQ,  Building  11,  was  built  in  1941  and  has 
had  heavy  use  with  only  essential  repairs  and  minor  structural 
modifications.  Based  on  new  Navy  standards,  all  93  units  are  of 
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inadequate  or  sub-standard  quality  because  of  their  size  (too  small)  and 
lack  of  private  baths. 


The  following  information  from  the  Bachelor  Personnel  Housing  Asset 
Report  dated  October  10,  1987  summarizes  the  existing  BOQ: 


Year  Built:  1941 

Year  Improved:  1985 


Bachelor  Officers 
Quarters/Private  Baths 


Rooms  under  250  NF . 0 

Rooms  between  250/399  NF...0 
Rooms  over  400  NF . 4 


Bachelor  Officers 
Quarter/Centered  Baths 


Rooms  under  250  NF . 89 

Rooms  between  250/399  NF....0 
Rooms  over  400  NF . 0 


Classifications 

Adequate 

Substandard 

Inadequate 

Total 


Area/Square  Feet 
0 

1,880 

35,725 

37,605 


Available  Spaces 

0 

4 

89 

93 


Officer/Grade 

0 

(03-010) 
(Wl-01 ) 


The  above  information  indicates  that  there  is  currently  (February  1988) 
a  deficiency  of  adequate  existing  rooms.  Rooms  available  at  the  BOQ 
have  been  allocated  by  type  of  stay  —  52  have  been  allocated  for 
permanent  party  officers,  36  for  transient  officers,  four  for  V.I.P.s, 
and  1  for  the  duty  officer.  Based  on  the  Unaccompanied  Personnel 
Housing  (UPH  Inventory  and  Utilization  Data)  Report  for  Fiscal  Year 
1986  (October  1,  1986  through  September  30,  1987),  the  BOQ  attained  a 
full  utilization  or  average  annual  room  occupancy  level  of  100  percent, 
and  charged  the  following  nightly  room  rates:  $4.00  for  the  89 

transient  and  permanent  party  rooms,  and  $8.00  for  the  four  V.I.P. 
suites.  The  preceding  room  rates  do  not  reflect  the  true  cost  of  the 
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government  supported  housing:  they  amount  to  a  nominal  charge  to  help 
cover  the  cost  of  the  contract  for  cleaning  the  BOQ.  The  true  cost  of 
operating  the  existing  BOQ  was  not  available  to  us,  due  to  the  internal 
accounting  methods  and  funding  of  such  facilities. 

EXISTING  OFF-BASE  TRANSIENT  HOUSING  SUPPLY 

Off-base  transient  housing  (daily,  weekly,  monthly  rentals)  in  the 
economy  consists  of  rooms  in  private  homes,  hotel  rooms,  and  some 
apartment  hotels  offering  month-to-month  rentals. 

Presented  in  Table  3  on  page  IV-4  are  data  on  27  hotels  in  Montgomery 
County  that  accommodated  transient  military  or  other  government  demand 
in  1987.  These  hotels  are  located  in  a  circular  market  area  which  has 
NMCNCR  at  its  center  and  has  a  15-mile  radius. 

For  1987,  we  estimate  that  these  27  hotels,  containing  an  aggregate 
total  of  4,890  rooms,  attained  an  average  annual  room  occupancy  level  of 
68  percent  of  capacity.  We  estimate  that  the  average  annual  room 
occupancy  of  the  individual  hotels  ranged  from  33  to  90  percent. 
Advertised  single  occupancy  government  /military  ratr_s  asked  by  the  27 
properties  ranged  from  S37.00  to  S80.00,  averaging  $51.59  for  the 
military/government  demand  segment  only. 

Although,  there  is  significant  non-availability  demand  generated  by  the 
lack  of  on-base  BOQ  rooms  at  NMCNCR,  hotels  in  the  market  area  seldom 
negotiate  contracts  offering  low  rates.  The  actual  number  of  rooms 
contracted  for  in  1987  by  the  independent  commands  of  the  NMCNCR  through 


Table  T 

Hotel  Properties  in  Montgomery  County  Accommodating  Transient  Military  or  Other  Government  Demand  In  1987 
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the  Naval  Regional  Contracts  Center  was  unavailable  to  us.  Contract 
rates  are  typically  below  the  rates  that  these  hotels  offer  to  their 
other  guests  and  are  on  a  space  availability  basis. 

Based  on  interviews  with  NMCNCR  and  NIH,  contracting  with  area  hotels 
has  had  limited  success,  because  of  the  inability  of  the  contractors  and 
contractees  to  arrange  mutual  terms. 

Additions  to  On-Base  and  Off-Base  Supply 
There  are  five  new  hotel  projects  under  construction  or  planned  for 
the  market  area  as  of  February  1988.  There  are  two  projects  under 
construction,  the  149-room  Courtyard  by  Marriott  on  Route  29  in  Silver 
Spring,  and  the  203-room  Woodfin  Suites  located  at  1380  Piccard  Drive, 
Rockville,  Maryland.  Proposed  hotels,  not  including  the  proposed  BOQ 
include  the  following  by  orientation: 

Midlevel : 

•  144-room  Imperial  400  at  the  400  block  of  Hungerford  Drive, 
Rockville . 

•  142-room  Quality  Inn  at  Westfarm,  Route  29  and  Randolph  Road, 
Silver  Spring. 

First-Class : 

•  280-room  Marriott  Washingtonian  Center  Hotel  located  at 
Interstate  270  between  Shady  Grove  Road  and  the  proposed 
Interstate  370  interchange,  Gaithersburg. 

On  February  8,  1988,  the  22-room  Navy  Lodge  (Building  52),  located  on 

the  grounds  of  NMCNCR,  reopened  after  2  years  of  renovation.  The 
facility  is  operated  by  the  Navy  Exchange  on  a  self-supporting  budget, 
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offering  rooms  to  families  of  patients.  We  were  informed  that  the  Lodge 
will  charge  $29.00  per  day  and  is  expected  to  achieve  a  constant  100 
percent  occupancy  level. 

PRICE-VALUE  PERCEPTIONS 

The  BOQ  concept  is  designed  to  provide  a  comfort  zone  for  Naval  officers 
seeking  housing  in  an  unfamiliar  environment.  However,  in  recent  years, 
for  certain  market  demand  segments,  lodging  facilities  available  in  the 
local  economy  have  been  a  superior  alternative  to  the  existing  BOQ.  We 
found  that  there  are  several  reasons  why  some  military  and  civilian 
D.O.D.  travelers  exercise  their  option  and  seek  accommodations  in  the 
local  economy.  Specifically,  these  reasons  are:  superior  quality, 
superior  atmosphere,  and  greater  privacy.  However,  the  proposed  BOQ  is 
expected  to  offer  a  product  equivalent  in  quality  to  some  of  the 
economy-level  hotels  in  the  market  area  and  at  a  lower  room  rate. 

Price 

The  cost  of  lodging  in  the  local  economy,  as  perceived  by  military  and 
civilian  users,  has  ^increased  significantly  during  the  past  few  years. 
In  1987,  many  lodging  facilities  in  the  local  economy  offered  military 
room  rates  above  the  old  per  diem  rate  for  lodging  ($42.00).  Only  seven 
hotels  offered  military  room  rates  below  $42.00  at  the  time  of  our 
survey  in  1987.  With  the  January  1988  increase  to  an  $84.00  lodging  per 
diem  rate,  we  expect  many  hotels  in  the  market  area  to  raise  their 


rates . 
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Quality 

The  quality  level  and  ambiance  of  hotels  in  the  market  area  is  generally 
superior  to  the  out-dated  style  and  institutional  appearance  of  the 
existing  BOQ  facility  at  NMCNCR. 

Atmosphere  and  Privacy 

We  believe  that  the  comfort  zone  concept  is  very  important  to  the 
majority  of  BOQ  users.  Generally  speaking,  those  individuals  who  are 
eligible  for  the  BOQ  but  are  using  facilities  within  the  economy  do  so 
in  order  to  obtain  private  living  accommodations  with  a  suitable 
atmosphere . 
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DEMAND  ANALYSIS 


In  this  section  we  have  analyzed  existing  and  prospective  demand  for  the 
proposed  BOQ  at  NMCNCR.  Included  is  a  discussion  of  the  criteria  that 
is  standard  for  all  government/military  related  travel  and  a  discussion 
of  the  market  segmentation  of  potential  demand. 

NATURE  OF  GOVERNMENT /MILITARY  TRAVEL  AND  PROCEDURES  IN  BETHESDA 
Government/military  related  travel  into  Bethesda  is  conducted  for  a 
variety  of  reasons  including:  military,  medical,  education  and 

recreational.  All  active  duty  personnel  and  active  duty  dependents 
traveling  for  military-related  business  must  have  approved  orders  issued 
by  their  host  activity. 

Once  travel  orders  are  approved,  the  military  or  Department  of  Defense 
(D.O.D.)  traveler  may  request  travel  reimbursement,  which  will  provide 
them  with  government-supported  travel  and  lodging.  Individual 

accommodations  are  reserved  under  guidelines  established  by  the  Joint 
Chief  of  Staff  and  regulated  per  the  Joint  Travel  Regulations  (JTR). 
Those  traveling  on  military/D.O.D.  orders  must  check  for  availability  of 
adequate  government  supported  housing  at  the  activity  they  are 
visiting.  If  there  is  adequate  available  space  within  the  BOQ,  then  a 
reservation  is  made.  On  the  other  hand,  if  there  is  not  adequate 
available  space,  then  the  BOQ  clerk  will  issue  a  non-availability  number 
that  is  used  as  documentation  of  non-availability  printed  on  the  travel 
request  form.  The  request  is  then  submitted  to  travel  officials  in  the 
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travel  dispersement  office  at  the  person's  host  activity  to  obtain 
approval  and  processing  for  reimbursement  based  on  non-availability  per 
diem.  At  the  conclusion  of  the  travel,  all  receipts  are  submitted  and 
reimbursement  for  all  charges  that  do  not  exceed  per  diem  are  paid. 

Non-availability  per  diem  may  result  even  if  reservations  have  been  made 
for  government  supported  housing.  Availability  fluctuates  because  of 
the  requirements  and  priorities  of  transient  demand,  and  housing  for 
those  who  made  reservations  cannot  always  be  guaranteed.  Therefore,  in 
many  instances,  individuals  are  issued  non-availability  per  diem  upon 
arrival  at  a  BOQ. 

In  certain  instances,  such  as  military-group  events  (e.g.,  educational 
conferences),  a  host  activity  must  request  contract  housing  if 
government  supported  housing  is  not  available.  This  is  fulfilled  by  the 
Naval  Regional  Contracting  Center  in  that  host  activity  area.  Contracts 
are  issued  to  the  lodging  facility  that  provides  all  specified 
facilities  and  services  at  the  lowest  rate. 

BOQ  Authorized  User  Profile 

In  general,  authorized  users  of  the  existing  BOQ  facility  at  NMCNCR 
include  the  following: 

•  All  unaccompanied  officers  of  the  U.S.  Military  forces  and 
related  civilian  employees  of  the  U.S.  government  on  orders  to 
the  NMCNCR,  including  active  duty,  retired,  transient,  and  PCS 
permanent  party  officers. 


Authorized  users  have  to  nove  through  a  hierarchy  of  requirements  and 
priorities  before  final  housing  determination  is  made.  Presented  in 
Table  4  on  page  V-4  is  a  summary  of  the  BOQ  Resident  Priority 
Classification  which  is  used  as  a  guideline  in  determining  the  order  in 
which  authorized  users  must  be  given  available  BOQ  spaces.  Presented  in 
Table  5  on  page  V-6  is  the  Primary  Consolidated  Personnel  Summary  (Navy 
Housing,  R01  Report)  for  NMCNCR,  which  shows  the  distribution  of  most  of 
the  existing  authorized  user  population  at  NMCNCR  as  of  October  1,  1987. 

Existing  BOQ  Demand 

As  identified  in  Table  6  on  page  V-7,  officers  have  the  option  to  accept 
inadequate  housing.  Officers  will  sometimes  accept  inadequate  quarters, 
in  exchange  for  the  convenience  of  an  on-base  location.  If  they  refuse 
the  inadequate  quarters,  they  are  then  issued  non-availability,  and  are 


not  reimbursed  until  they  submit  all  travel  receipts. 
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Table  4 

_ BOQ  Resident  Priority  Classification _ 

Priority  and  Type  of  Resident  Occupancy 

_ (Highest  to  Lowest)  _  Criteria _  Documentation 

1.  Military  Necessity: 

-  Military  PCS. 

-  Military  TAD. 

-  Civilian  PCS. 

-  Civilian  TAD. 

2.  Members  not  Entitled  to  Per  Diem: 

-  At  homeport.  Permanent  Party  Letter  from  CO 

-  Not  at  homeport.  Transient  Letter  from  CO 

3.  Permanent  Party: 

-  PCS  military  without  dependents.  Permanent  Party  Orders 

-  Civilian  DOD  without  dependents.  Permanent  Party  Orders 

4.  Temporary  Duty/Transient: 

-  Not  entitled  to  per  diem.  Transient  Orders 

5.  Geographic  Bachelors: 

-  Eligible  for  military  housing  but  who  by  Transient  Orders 

choice  are  not  accompanied. 

6.  Temporary  Duty /Transient : 

-  Personnel  unentitled  to  per  diem  including  Transient  Orders 

military  and  civilian. 

7.  Permanent  Party  (Involuntary): 

-  Includes  PCS  military  personnel  off  ship  Permanent  Party  Letter  from  CO 

crew  members. 

8.  Permanent  Party  Personnel: 

-  With  eligibility  for  family  housing  who  by  Transient  Orders 

their  choice  are  unaccompanied  and  not 

included  in  Priority  5.  Includes 
temporarily  unaccompanied  service  members 
initially  reporting  on  pcs  orders  who  are 
arranging  housing  for  their  dependents. 

9.  Accompanied  Active  Duty  Military: 

-  Personnel  and  civilian  employees  without  Transient  I.D.  Card 

housing  due  to  pcs  orders. 

-  Unaccompanied  and  accompanied  active  duty 
military  personnel  -n  leave  or  retired 
mlitary  personnel,  and  dependents, 
relatives  and  guests  of  hospitalized 
persons . 

Note:  CO  =»  Commanding  Officer. 

Source:  Pannell  Kerr  Forster. 


Permanent  Party  Orders 
Transient  Orders 
Permanent  Party  Orders 
Transient  Orders 


Table  5 

R01  Report  Primary  Consolidated  Personnel  Summary  -  NMCNCR 
_ October  1,  1987 _ 


Current 

Population 


Permanent  Party 


Officers  1,145 

Enlisted  1,981 

Civilians  1,101 

Students  -  More  than  20  Weeks 

Officers  402 

Enlisted  106 

Students  -  Less  than  20  Weeks 

Officers  41 

Enlisted  87 

Transient 

Officers  13 

Enlisted  222 

Reserves 

Officers  38 

Enlisted  20 


Projected 
Population(  1 ) 


1,217 

1,977 

1,131 


407 

402 


30 

54 


12 

223 


64 

41 


Note:  (1)  Population  projected  for  October  1,  1992 

Source:  Navy  Housing,  NMCNCR;  R01  Report. 
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Table  6 

_ Unaccompanied  Personnel  Housing  Requirements _ 

Grade 

01/010  Voluntary  occupancy  of  housing,  whether  adequate  or 

inadequate  (currently  authorized  by  37  U.S.C.  403(b) 
(reference  (j)) 

Wl-03  Option  of  living  off  base  if  only  inadequate  housing 

can  be  provided 

Source:  Pannell  Kerr  Forster. 

Based  on  the  Unaccompanied  Personnel  Housing  Utilization  Report  for 
Fiscal  Year  1987  (October  1,  1986  to  September  31,  1987),  there  were,  on 
average,  42  transient  personnel  housed  daily  in  the  existing  BOQ  and  21 
transient  personnel  housed  in  the  economy  (i.e.,  off-base)  each  day  on 
per  diem. 

Based  on  our  interviews,  we  estimate  that  the  amount  of  room  night 
demand  from  transient  personnel  is  somewhat  greater.  We  base  our 

estimate  on  the  information  that  most  transient  military  travelers  to 

NMCNCR  are  aware  of  the  perpetual  non-availability,  and  the  fact  that 
the  BOQ  i  j  primarily  inadequate.  Therefore,  they  have  their  orders 

endorsed  prior  to  their  departure,  which  alleviates  their  responsibility 
of  checking  in  with  the  BOQ. 

In  addition  to  transient  officers,  the  BOQ  is  currently  housing  52 
Pe-  lanent  Party  Officers  per  day,  and  on  a  space  available  and  priority 
exhausted  basis,  Geographic  Bachelors.  Due  to  the  low  room  rates 
demanded  by  these  two  segments,  we  have  not  included  them  in  our 

estimate  of  daily  demand  for  the  proposed  BOQ. 
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All  transient  military/D.O.D.  travelers  traveling  on  orders  to  Bethesda 
are  required  to  first  check  availability  at  the  activity  they  are 
visiting.  With  this  in  mind,  the  proposed  BOQ  should  capture  all 
transient  military  room  night  demand  generated  by  the  Naval  Medical 
Command  National  Capital  Region. 


AGGREGATE  POTENTIAL  MARKET  DEMAND 

In  our  demand  analysis,  we  examined  the  potential  average  daily  demand 
for  the  BOQ  by  both  authorized  and  non-authorized  users  generated  by 
NMCNCR,  NIH,  and  the  immediate  area,  in  an  effort  to  determine  the 
proper  segmentation. 


Based  on  the  foregoing  approach,  we  have  identified  the  following 
government/military  segments: 


Authorized  Users: 

Transients  -  All  unaccommodated  military  officers  or  civilian 
personnel  on  Temporary  Duty  (TDY),  awaiting  transfer,  awaiting 
further  assignment,  pending  separation,  students  less  than  20 
weeks  and  unaccommodated  married  personnel  who  are  not  on  a 
permanent  change  of  station  orders  at  that  location  but  who 
need  to  be  provided  unaccompanied  personnel  accommodations. 

Permanent  Party  -  All  unaccommodated  military  or  civilian 
personnel  assigned  to  NMCNCR  commands  on  permanent  change  of 
station  orders  and  students  20  weeks  or  more. 

Department  of  Defense  Civilians  -  All  unaccommodated  civilian 
personnel  visiting  NMCNCR  and  supported  by  appropriated  and 
non-appropriated  funds.  These  people  include  key  civilians, 
employees  of  contractors,  and  Department  of  Defense  personnel. 

Out-Patients  (Retired)  -  All  unaccompanied  or  accompanied 
retired  military  personnel  who  are  eligible  for  government 
supported  hospital  out-patient  care  and  on-base  housing  if 
available . 
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Out-Patients  (Active  Duty  and  Active  Duty  Dependents)  -  A1 1 
unaccompanied  or  accompanied  retired  military  personnel  who 
are  on  orders  and  are  hospital  out-patients  as  well  as  their 
dependents  who  are  out-patients.  They  are  eligible  for 
government  supported  housing  and  per  diem  if  availability  does 
not  exist. 

In-Patients  (Retired  Military  and  Dependents  of  Retired 
Military)  All  unaccompanied  or  accompanied  retired  military  or 
their  dependents  who  are  eligible  for  government  supported 
in-patient  hospital  care  and  on-base  housing  if  it  is 
available . 

Geographic  Bachelors  or  Voluntary  Separated  -  Unaccompanied 
married  military  personnel  who  have  elected  not  to  bring  their 
family  to  their  permanent  change  of  location. 

In-Patients  (Active  Duty  and  Active  Duty  Dependents)  -  A1 1 
accompanied  or  unaccompanied  relatives  of  active  duty 
personnel  who  are  on  orders  and  are  accompanying  hospital 
in-patients . 

Non-Authorized  Users: 


PCS  Families  -  All  accompanied  military  that  have  permanent 
change  of  station  order  assigned  to  the  NMCNCR. 

National  Institutes  of  Health: 

Out-Patients  -  all  accompanied  or  unaccompanied  research 
patients  who  are  under  hospital  out-patient  care  at  an  NIH 
clinical  facility. 

In-Patient  and  Out-Patient  Relatives  -  All  family  members  or 
guardians  that  are  accompanying  either  in-patients  or 
out-patients  who  are  under  care  at  an  NIH  facility. 

Conference  Attendees  -  all  accompanied  or  unaccompanied 
person's  attending  the  various  seminars,  conferences  and 
meetings  sponsored  by  the  14  institutes  comprising  NIH. 

All  Others  -  all  accompanied  or  unaccompanied  individuals 
visiting  the  Bethesda  area  with  no  direct  NMCNCR  or  NIH 
association . 


Presented  in  Table  7  are  our  estimates  of  the  daily  demand  for  sleeping 
rooms  in  the  proposed  BOQ  by  a  variety  of  market  segments.  Based  on  our 
research  and  analysis,  we  have  included  destination,  estimated  daily 


googi  Rate  Demand  Which  May  he  Attractive  to  Private  Developer 


_  o  c 

<  <  IT*  t/> 


Z  r-* 


i  i\  i 

m  o  u 


41  •  © 

m  —  © 

o  c  n  • 


O  41  V 
— '  ■ 
b  ac  o 
«  c  s 
<y  ^ 

5  </2  V 

J.M  3 

0  > 


■  C 

«  t> 

•4  u  £  fi 

Caen 

O  b  O' 

U  U  «  — 
4)  > 

a.  nc  o  >> 

c  o  4- 

■  *4  n 

3  «  .  3 
fi  t«  b 
«*  Q  •  X 
M  J  3  II 


■O  «  *-« 
«  w  « 

b  >,  B  «~ 

«  —  a:  lj 

c  —  c 

-  «  ■  t> 

b  O  o  b 

•  o  o 
w  oc  a. 


^  x  c  O’ 
«  c  —  o 
u  a  cO 

«  e  • 
i  «  e  'o 
**  a  o  v 

b  c  ® 
•  >*  06  0 


•9  •*  a 

ao  90  z 

try  try 


O  O 

*9  o 

try  try 

I  I 

O  O 

o  © 


b  «  CO 

«2  C  -h  X 

4» 

«  « 

0  B  b 

J  **-  O  « 

o  o  > 


«  u  u  CO 

j  ®  e  ® 

o  o  c  cr* 

H  U  u  - 
—i  a 

<  ^  >  >> 
O'  O  u 

■  <  ©  « 
V  CO  3 

"•*.  •  u 

Q  <  in  £ 
X  •  « 
b  >  3  h. 
«/  ^ 
a.  o 


b  >s  «  — 

<e  —  eo  b 
B  -«  c 

—  «  C  41 
M  O  O  b 
a  O  0 


try  tr> 

l  I 

O  O 

o  c 


*U  C  O' 
VI  C  —  © 

;i.* 

B  41  f  t 

a  o  v 

M  0  • 

•  >>«  0 
fa;  *-«  a 
-*  v  o 
*  x  u 
c  w  a. 


o  <j 

b*  x 

«  o  u 

°  Z 

q  II  Z 

~  U 


40 

CO  QC  OS  C 

O  V  U  -m 

Z  Z  Z  X 

e  O  CJ  5B 

£  2  I  3 


o  u  o 

<*•  z  z 

VO  <w'  © 

g .  I  f 

u 

a.  a 


Mb  MB  C  b  *•*.  . 

c  —  e«  v—  —  <n* 

v  v  v>  —  v  w  w : 

—  X  —  —  w  z 

b  H  b  b  93  f- 

«  «e  «e  a. 

ft.  TS  ft.  —  I  t  V 

•  e  i  v  m  c  m 

C  B  C  06  =  «  o 


Based  on  research,  thee  are  the  number  of  rooms  which  would  potentially  be  demanded  at  the  proposed  BOQ  for  one  of  the  following  reasons:  location, 
mandatory  housing  assignation,  reasonable  room  rates.  If  rooms  were  constructed  to  house  some  permanent  party  officers,  they  would  have  kitchenettes 
This  la  the  per  diem  allowance  that  NIH  would  give  a  relative  of  a  patient  If  they  are  staying  with  patient. 

-  Not  Applicable. 
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demand  (i.e.,  number  of  rooms  demanded),  estimated  daily  room  rate 
potential  of  each  market  segment,  the  maximum  per  diem  lodging  cost  to 
the  U.S.  government  as  of  February  1988,  and  the  lowest  cost  for  daily 
rentals  of  single  rooms  in  the  economy. 


SEGMENT  ANALYSIS 

The  following  text  is  a  discussion  of  the  characteristics  of  market 
segments  deemed  relevant  in  housing  determination,  the  sources  of  our 
data,  and  the  calculations  used  to  arrive  at  the  potential  daily  room 
night  demand  by  segment.  Additionally,  we  have  identified  the  U.S. 
government  costs  of  lodging  that  are  associated  with  each  segment. 

Authorized  Users 
Transient 

Based  on  our  interviews,  we  have  defined  transient  demand  as  military 
and  civilian  personnel  who  are  on  specified  orders  to  any  of  the 
activities  at  the  NMCNCR,  for  a  period  of  20  weeks  or  less.  Transient 
demand  at  Bethesda  is  categorized  as  Students,  Reserves,  or  Temporary 
Duty  (TDY).  Transient  Students  and  Reserves  attend  the  various  training 
seminars,  conferences,  and  courses  that  are  held  throughout  the  year  at 
the  medical,  educational,  and  research  and  development  facilities  at 
NMCNCR.  The  various  meetings  range  in  time  from  three  days  to  three 
months,  and  several  of  the  shorter  courses  are  held  two  to  three  times  a 
year.  Attendees  of  the  course  come  from  all  across  the  United  States 
and  Europe,  and  the  classes  range  in  size  from  20  to  350  people. 
Temporary  Duty  include  personnel  that  have  orders  to  NMCNCR  for  a 
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variety  of  reasons  including:  waiting  for  additional  orders,  waiting  for 
educational  study  to  begin,  and  physical  compensation  review. 


Three  sources  of  transient  demand  statistics  were  made  available  to  us, 
but  investigation  and  comparison  of  the  data  rendered  them  inadequate. 
The  report  number,  title,  characteristics,  and  usefulness  in  our 
analysis  are  discussed  below: 


•  R01  -  Preliminary  Consolidated  Personnel  Summary  (Dated 

October  1,  1987)  -  This  report  is  a  survey  that  identifies  the 
personnel  associated  with  each  activity  by  the  categories  of 
Permanent  Party,  Students  (more  than  20  weeks),  Students  (less 
than  20  weeks),  Students  "A"  School,  Transients,  Rotational, 
and  Reserves.  The  data  is  well  defined,  with  both  current  and 
5-year  projected  personnel.  However,  the  data  was  presented 
to  us  with  many  hand  corrections,  indicating  that  there  were 
discrepancies  in  the  final  figures.  Secondly,  the  data  are 
derived  from  a  survey  based  on  one  day  in  a  6-month  period, 
limiting  the  validity  of  the  data. 

•  R19  -  Final  Determination  of  Bachelor  Housing  Requirements 

(Dated  October  20,  1987)  -  This  report  identifies  the 

personnel  strengths  broken  down  by  officer  grade,  then  by 
permanent  party,  geographic  bachelors,  and  transient  personnel 
in  a  line  by  line  manner.  The  R19  is  derived  from  the  R01, 
and  the  figures  presented  are  5-year  projections  from  the  date 
of  the  R01  report.  Additionally,  a  key  Navy  Housing  Official 
stated  that  several  line  items  were  altered  for  reasons 
unknown . 

•  DP  1470  -  Unaccompanied  Personnel  Housing  Inventory  and 

Utilization  Data  (Dated  October  1,  1986  -  September  30,  1987) 
-  This  report  identifies  the  actual  housing  utilization  of 
on-base  housing  by  transient  and  permanent  party  officers  and 
enlisted.  It  has  supplemental  data  that  identifies  the  number 
of  unaccompanied  officers  and  enlisted  who  are  living  off-base 
with  BAQ,  voluntary  separated  in  BOQ,  and  off-base  on  per 
diem.  This  report  was  the  only  report  that  supplied  actual 
data  and  we  chose  this  as  our  source. 


Based  on  information  received  during  our  interviews  regarding  DD  1470, 
we  have  added  an  upwards  adjustment  factor  of  30  percent  to  account  for 
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transient  officers  that  were  not  required  to  check-in  with  housing 
officials.  This  estimated  percentage  represents  the  transient  officers 
that  have  their  orders  for  housing  endorsed  prior  to  arriving  at  NMCNCR. 


Presented  in  Table  8  is  our  transient  demand  calculation  based  on  data 
obtained  from  the  report  DD  1470  and  our  adjustment  factor. 


Table  8 

Daily  Transient  Demand  Calculation 


Daily  Transient  Demand _ 

On-Base  Off-Base  Total 


BOO  Eligible  42 

Transient  Officers  Per  Day 


21 


63 

19(1) 

82 


Note:  (1)  Adjustment  equal  to  30  percent  of  63  due  to 

existing  practice  of  pre-certification  of 
non-availability. 


Source:  DD  1470  Unaccompanied  Personnel  Housing 

Inventory  and  Utilization  Data,  dated 
October  1,  1986  -  September  30,  1987,  U.S. 

Navy;  Pannell  Kerr  Forster. 


In  a  comparison  of  the  data  listed  on  the  survey  R01  and  actual  DD  1470, 
there  is  a  strong  correlation  in  numbers.  Transient  personnel 
statistics  from  the  R01  report  are  summarized  in  Table  9. 


Table  9 

NMCNCR  Transient  Officer  Statistics  from  Report  R01 


Hand 


Transient  Sub-Segments 

Printed 

Corrected 

Students  (Less  than  20  weeks) 

41 

28 

Transients  (TDY) 

13 

13 

Reserves 

38 

38 

Total 

92 

79 

Source:  R01  Report,  Navy  Housing,  NMCNCR. 
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Although  the  above  figures  of  92  and  79  were  not  used  directly  in  our 
analysis,  they  do  compare  favorably  with  our  estimated  daily  transient 
demand  figure  of  82. 

According  to  management  of  the  existing  BOQ,  the  average  length  of  stay 
for  transients  has  been  approximately  11  days.  In  the  month  of  October 
1987,  93  persons  were  issued  non-availability  with  aggregate  demand  for 
881  room  nights  of  housing. 

The  costs  that  are  associated  with  transient  demand  differ  between 
on-base  and  off-base  housing.  On-base  housing  in  the  BOQ,  in  Building 
11,  costs  $4.00  per  day.  Military  on-base  housing  cost  is  totally 
government  supported.  In  addition,  with  the  exception  of  geographic 
bachelors,  those  living  in  the  BOQ  are  allotted  a  monthly  BAQ-Partial, 
based  on  pay  grade,  ranging  from  $13.20-550.70  per  month.  This  is  to 
offset  the  incidental  charges  incurred  each  month.  Those  transient 
officers  and  civilians  that  draw  non-availability  while  on  orders  to 
NMCNCR  are  now  (1988)  allowed  a  daily  per  diem  of  $117.00,  $84.00  for 
lodging  and  $33.00  for  food.  They  will  now  be  able  to  afford  any  of  the 
facilities  in  Montgomery  County,  where  government  room  rates  currently 
range  from  $37.00-580.00  per  night. 

Permanent  Party 

Based  on  our  interviews,  this  segment  represents  all  personnel  assigned 
to  the  activity  on  permanent  change  of  station  orders,  including  PCS 
students  (20  weeks  or  more).  The  non-student  permanent  party  officers 
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employed  at  NMCNCR  fulfill  a  variety  of  duties  within  the  various 
medical,  educational,  and  research  and  development  facilities.  These 
include  doctors,  nurses,  technicians,  administrators,  engineers, 
professors,  and  ancillary  positions.  The  tour  of  duty  of  such  permanent 
positions  ranges  from  two  to  three  years. 

PCS  Students  at  NMCNCR  represent  all  branches  of  the  Armed  Forces 
including  Navy,  Army,  Air  Force,  Marines,  and  the  Commissioned  Corps  of 
the  Public  Health  Service.  Permanent  Party  students  either  attend 
courses  at  the  4-year  program  at  the  F.  Edward  Herbert  School  of 
Medicine  or  are  fulfilling  their  graduate  internship  and  residency 
requirements  at  the  Bethesda  Naval  Medical  Hospital.  First  and  second 
year  students  are  engaged  in  a  42-  week  academic  program  devoted  to  the 
basic  biomedical  sciences,  the  psychosocial  aspects  of  health  and 
disease,  and  introduction  to  military  medicine  and  patient  care 
techniques.  The  third  year  consists  of  required  clinical  clerkship  of 
six  and  twelve  weeks  duration  in  Family  Practice,  Medicine,  Obstetrics, 
and  Gynecology,  Pediatrics,  Psychiatry,  and  Surgery.  These  can  be 
completed  at  the  student's  choice  in  12  various  uniformed  medical 
facilities  across  the  United  States.  Following  one  week  of  instruction 
in  military  preventive  medicine,  students  have  40  weeks  of  required 
clerkships  and  electives  of  their  choice  prior  to  graduating  in  May. 
The  National  Board  of  Medical  Examiners,  Part  1,  examination  is  taken  in 
the  second  year,  and  Part  II  in  the  fourth  year.  The  curriculum  at  the 
F.  Edward  Herbert  School  of  Medicine  is  presented  in  Table  10. 
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F.  Edward 


First  Year 


Orientation 
Basic  Science  Courses 
Leave  (December- June) 
Field  Study 


Third  Year 

Clinical  Clerkship 
Leave  (December-June) 


Table  10 

Herbert  School  of  Medicine  Curriculum 


Time 
Period 
(Weeks ) 

Second  Year 

Time 

Period 

(Weeks) 

1 

Basic/Clinical  Sciences 

45 

42 

National  Board  of  Medical 

4 

Examiner  (Part  I-Review) 

3 

5 

Leave  (December-June) 

4 

52 

52 

Fourth  Year 

48 

Military  Preventive 

4 

Medicine 

1 

52 

Military  Contingency 

Medicine 

4 

Military  Emergency  Medicine 

4 

Sub-Internship 

8 

Medical  Block 

8 

Surgical  Block 

8 

Behavioral  Science  Block 

4 

Elective  Clerkship 

8 

Leave  (December-June) 

3 

52 

Graduation  -  May 
National  Board  of  Medical 
Examiners,  Part  II 


Source:  F.  Edward  Herbert  School  of  Medicine,  Bulletin  1988-1989 
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The  R01 ,  DD  1470,  and  R19  reports  which  we  evaluated  to  estimate 
transient  housing  demand  also  provided  data  on  the  housing  demand  of 
BOQ-eligible  permanent  party  officers.  Based  on  the  characteristics  of 
the  reports,  as  previously  discussed  in  this  section,  we  once  again 
used  the  DD  1470  Report  -  Unaccommodated  Personnel  Housing  Inventory  and 
Utilization  Data  for  the  period  from  October  1,  1986  -  September  30, 
1987.  The  report  provided  us  with  the  data  presented  in  Table  11. 

Table  11 

_ Daily  Housing  Demand  of  Permanent  Party  Personnel _ 

Daily  Current  Housing  Situation 

Demand  Market  Segment  On-Base  Off-Base  Total 

BOQ  Eligible  345  Permanent  Party(l)  52  294  345 

Note:  (1)  Including  PCS  students  staying  20  weeks  or  more. 

Source:  DD  1470,  FY  1987. 

On  average,  the  total  permanent  party  eligible  in  1987  for  the  existing 
BOQ  were  345  per  day.  All  officers  have  the  option  to  live  off-base  in 
the  economy.  Based  on  our  interviews  with  BOQ  and  Navy  Facilities 
Management,  we  estimate  that  about  one-third  or  114  of  the  total  345 
bachelor  permanent  party  officers  would  prefer  to  live  on-base  if 
quality  space  were  available. 

Based  on  interviews  and  data  collected  ,  we  estimate  that  the  percentage 
of  permanent  party  officers  who  are  bachelors  to  be  19.5  percent  of  the 
total  permanent  party  population.  The  estimate  of  19.5  percent  is  a 
weighted  average  of  the  bachelor  proportions  in  two  pay  grade  ranges,  as 


presented  in  Table  12. 
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We  then  multiplied  the  percentage  of  bachelors  by  the  total  number  of 
permanent  party  officers  and  students  (more  than  20  weeks)  in  the 
population  (see  Table  5  on  page  V-5),  and  the  number  of  bachelors  was 
thus  estimated,  as  presented  in  Table  13. 


Table  13 

Estimated  Number  of  Bachelor  Permanent  Party  Officers  and 
_ Students  (More  Than  20  Weeks) 


Printed 

R01 

Hand  Corrected  R01 

Permanent 

Students 

Permanent 

Students 

Party 

M  20  (1) 

Party 

M  20  (1) 

Total 

1,145 

402 

1,148 

687 

Percent  Bachelor 

19.5% 

19.5% 

19.5% 

19.5% 

Total  Bachelor 

223 

78 

224 

134 

Note:  (1)  M  20  means  students  at  NMCNCR  for  more  than  20  weeks. 

Source:  Pannell  Kerr  Forster;  R01,  Bachelor  Survey  Coordinator. 


Students  staying  more  than  20  weeks,  attending  the  university  and 
schools  at  NMCNCR,  are  similar  to  typical  non-military  medical 
students.  They  possess  characteristics  such  as  limited  financial 
allowances  for  living  and  subsistence  compounded  by  extremely  hectic 
educational  and  social  schedules.  Therefore,  we  are  of  the  opinion  that 
of  the  permanent  party  personnel,  these  students  represent  the  most 
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likely  users  of  the  proposed  BOQ,  as  long-term-stay  guests.  The  number 
of  students  (134)  who  are  potential  BOQ  users,  slightly  exceeds  our 
estimate  of  114  permanent  party  users  of  the  proposed  BOQ,  but  lends 
support  to  our  more  conservative  estimate. 

The  housing  costs  associated  with  permanent  party  personnel  differ 
between  on-base  and  off-base.  On-base  housing  in  the  BOQ,  Building  11, 
costs  $4.00  per  day.  It  is  important  to  note  that  the  $4.00  represents 
the  expense  charge  to  each  officer  to  pay  for  the  cleaning  contract  at 
the  BOQ.  In  addition,  permanent  party  officers  living  in  the  BOQ  are 
allotted  a  BAQ-Partial,  based  on  pay  grade,  from  $13.20-$50.70  per 
month.  This  is  to  offset  incidental  charges  each  month. 

Permanent  party  officers  exercising  their  option  to  live  off-base  are 
allowed  (based  on  pay  grade)  a  Basic  Allowance  for  Quarters  ( BAQ)  and  a 
Variable  Housing  Allowance  (VHA),  to  live  within  the  economy.  The  BAQ 
is  the  standard  allowance  for  military  personnel  living  off-base,  and 
the  VHA,  which  varies  by  geographic  area,  is  an  additional  allowance  to 
financially  assist  those  stationed  in  high  cost  of  living  areas. 
Presented  in  Table  14  is  our  calculation  of  the  weighted  average  of  the 
BAQ/VHA  for  the  permanent  party  bachelor  population.  The  allowances 
shown  reflect  the  slight  increase  which  occurred  on  on  January  1,  1988. 
The  weighted  average  of  $22.02  is  an  indication  that  the  permanent  party 
population  would  have  to  pay  out  of  their  own  pockets  to  afford  a  market 
room  rate  at  the  proposed  BOQ,  and  this  is  unlikely  to  occur. 


Table  14 


Permanent  Party  Weighted  Average  of  Basic 
for  Quarters/Variable  Housing  Allowance 

Allowance 

(BAQ/VHA) 

Pay  Grade 

(Wl-02) 

Pay  Grade 

(03-010) 

W1 

$508.80 

03 

$598.15 

W2 

543.18 

04 

689.55 

W3 

593.23 

05 

736.86 

W4 

694.55 

06 

759.78 

01E 

492.55 

07 

768.32 

02E 

507.19 

010 

768.32 

03E 

658.37 

01 

461.30 

02 

493.40 

$550.29 

$720.16 

Pay  Grade 

Allowance 

Personnel 

Total 

Wl-02 

$550.29 

123  • 

$  67,685.12 

02-010 

720.16 

228 

164,197.24 

351 

$231,882.36 

Per  Month  $660.63 
Per  Day  $22.02 


Source:  Personnel  Support  Detachment  NMCNCR, 
January  1,  1988. 


Permanent  party  officers  including  students,  exercise  their  option  of 
living  off-base  in  a  variety  of  ways.  What  is  available  and  what  can  be 
afforded  varies  proportionately  with  their  BAQ/VHA.  The  following 
paragraphs  will  describe  the  housing  alternatives  presented  to  permanent 
party  personnel. 


Apartments 

Presented  in  Table  15  are  data  on  the  April  1987  vacancy  rate  by  rental 
rate  range  of  apartments  in  that  part  of  Montgomery  County  including 
Bethesda /Chevy  Chase,  Colesville/White  Oak,  Gaithersburg/Germantown, 
Rockville,  Silver  Spring/Takoma  Park,  and  Wheaton.  The  vacancy  rates 


V-20 


for  units  with  rental  rates  under  $500  are  very  low,  and  some  of  these 
units  are  not  highly  desireable.  Often,  two  or  more  permanent  party 
bachelor  officers  will  live  together  and  combine  their  housing 
allowances  to  obtain  a  more  comfortable  environment. 

Table  15 


Apartment 

Vacancy  Rate  by  Rental 

Rate  and  Size 

Efficiency  Units 

One  Bedroom  Units 

Rental  Rate 

Vacancy 

Vacancy 

Range 

Rate 

Rate 

$250-5349 

1.2% 

4.0% 

$350-5449 

1.6 

2.0 

$450-5549 

3.0 

6.1 

$  550-$649 

3.4 

7.0 

$650-5749 

0 

2.6 

$750  + 

50.7 

22.4 

Note:  Based  on  a 

survey  of  48,549  non-subsidized  units. 

Source:  Montgomery  County  Department  of  Housing  and  Community 
Development,  August  1987. 


Rooms  for  Rent 

Renting  a  room  in  a  private  home  provides  both  lower  cost  and  month-to- 
month  terms.  Based  on  interviews  with  the  NMCNCR  housing  referral 
office,  it  appears  that  there  are  approximately  150  local  suppliers  of 
rooms  for  rent  within  private  homes.  The  space  is  available  on  a  daily, 
weekly,  and  monthly  basis,  at  $15—520,  S80-S100,  and  $300-5350, 
respectively.  Those  of  the  permanent  party  personnel  who  rent  rooms  in 
homes  typically  have  lower  pay  grades  and  do  not  want  to  commit  to  the 
costs  associated  with  apartment  rental  such  as  furniture  and  utilities. 
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Hotels/Motels 

The  daily  cost  associated  with  living  in  area  hotels  is  higher  than  the 
other  available  alternatives.  Hotel  room  rates  for  military  personnel 
start  at  $37.00  per  day  at  local  economy-level  properties.  Based  on 
interviews  with  hotel/motel  operators,  those  electing  to  rent  hotel 
rooms  prefer  efficiencies  with  kitchenettes  that  allow  them  to  prepare 
meals  in  their  rooms.  Additionally,  because  these  are  permanent  party 
personnel,  their  BAQ/VHA  allowance  must  cover  their  lodging  cost. 
Therefore,  sometimes  two  persons  share  a  hotel  room,  and  combine  the 
BAQ/VHA.  Based  on  interviews,  long-term  living  in  hotels  offers  merits 
such  as  no  additional  cost  of  furniture  and  utilities,  plus  laundry 
service  is  provided. 

Purchase  of  Homes 

A  final  and  more  costly  alternative  to  permanent  party  personnel  is 
purchasing  homes  in  Montgomery  and  neighboring  counties.  This  choice  is 
only  affordable  to  those  in  higher  pay  grades  with  long-term  commitments 
in  the  Washington  area. 

Geographic  Bachelors 

The  housing  needs  of  geographic  bachelors,  also  known  as  voluntary 
separated  personnel,  are  unique  in  comparison  to  other  military  officers 
at  NMCNCR.  While  geographic  bachelors  have  many  of  the  same  functional 
characteristics  as  permanent  party  personnel,  with  similarities  in  the 
duration  and  variety  of  duties,  they  have  limited  housing  alternatives 
that  evolve  due  to  their  voluntary  choice  to  have  their  families  and 
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residency  remain  in  a  geographic  area  other  than  their  current  host 
activity.  As  a  result  of  this  decision,  their  BAQ/VHA  will  be  drawn  and 
used  to  support  living  costs  based  on  their  primary  recognized 
residence,  with  no  additional  allowance  for  living  in  the  secondary 
location.  This  has  a  great  impact  on  their  financial  resources 
available  for  housing  in  the  NMCNCR  market  area.  Additionally, 

geographic  bachelors  are  placed  on  low  priority  in  the  BOQ  priority 
ranking. 

The  sources  used  in  our  calculation  of  geographic  bachelor  demand  are 
the  DD  1470  and  information  derived  from  interviews  with  BOQ  and  Housing 
officials.  The  report  and  interviews  provided  us  with  the  data 
presented  in  Table  16. 


Table  16 

Geographic  Bachelors 

Daily  Demand 
On 

Waiting 

Amount  _ Calculation _  On-Base  List  ( 1 )  Total 

88  Geographic  Bachelors  23  65  88 

Conclusion:  88  geographic  bachelors  per  day. 

Note:  (1)  Based  on  interviews  with  BOQ  Manager. 

Source:  DD  1470,  FY  1987. 

In  1987,  the  23  geographic  bachelors  listed  as  living  in  the  existing 
on-base  BOQ  incurred  a  cost  of  $4.00  per  day.  They  were  permitted  to 
stay  in  the  BOQ  only  after  all  officers  with  priority  were  accommodated, 
and  only  for  a  period  of  30  days. 


4 
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Based  on  interviews,  the  additional  65  geographic  bachelors  identified 
as  being  on  a  waiting  list  live  off-base  in  apartments,  rent  rooms  in 
private  homes,  and  hotels  in  the  area.  Because  of  the  high  housing  cost 
in  Montgomery  County,  they  usually  share  rent  and  expenses  by  living 
with  others. 

Department  of  Defense  (POD)  Civilians 
Based  on  our  interviews  with  the  various  individual  commands,  this 
segment  is  represented  by  those  with  orders  and  contracts  for  services 
at  the  NMCNCR.  These  individuals  include  guest  lecturers;  consultants; 
Installation,  service,  and  repair  technicians;  and  construction 
personnel.  Our  interviews  revealed  only  minimal  activity  that  generated 
overnight  accommodation.  This  was  attributed  to  the  self-sufficiency  of 
the  base,  compounded  by  the  abundance  of  capable  local  resources. 

Presented  in  Table  17  is  our  estimate  of  the  daily  demand  from 
Department  of  Defense  civilians.  We  based  our  estimate  on  the  federal 
regulation  that  they  use  government  supported  housing  if  available. 


Table  17 

Estimated  Daily  Demand  by  Civilian  POD  Calculations 


Amount 

Calculations 

Daily  Demand 

9 

Professors /Lecturers 

5 

Construction 

2 

Other 

_2 

Per  Day  9 

Conclusion: 

9  civilian  DOD  per  day. 

Source:  Interviews  with  the  NMCNCR  commands. 
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All  DOD  employees  on  orders  or  contracted  to  perform  a  service  at  a 
military  activity  are  required  by  joint  travel  regulations,  to  check  for 
availability  of  government  support  housing.  If  all  priority  personnel 
have  been  accommodated  and  availabilities  exist  they  would  be  required 
to  stay  in  the  BOQ.  Based  on  our  interviews,  DOD  personnel  have  never 
stayed  in  the  BOQ  as  a  result  of  great  numbers  of  higher  priority 
demand.  This  segment  is  now  permitted  a  per  diem  of  SI  17.00,  which 
includes  $84.00  for  lodging  and  $33.00  for  food.  In  the  situation  of 
contract  business,  the  contract  will  include  lodging  and  subsistence  in 
the  aggregate  amount. 

In-Patients/Out-Patients  of  Bethesda  Naval  Hospital 
The  Bethesda  Naval  Hospital  (NHB),  a  major  uniformed  medical  facility, 
provides  free  comprehensive  care  to  all  active  duty  military,  retired 
military,  and  dependents  and  survivors  of  the  military.  NHB  serves  the 
Navy,  Marines,  Air  Force,  Army,  Coast  Guard,  Public  Health  Service,  and 
the  National  Atmospheric  and  Oceanic  Administration. 

Based  on  the  data  collected,  both  in-patients  and  out-patients  using  the 
Bethesda  Naval  Hospital  originate  from  across  the  United  States  and 
Europe.  Presented  in  Table  18  on  page  V-26  are  data  on  the  Bethesda 
Naval  Hospital  patient  housing  needs  by  military  category  including 
active  duty,  dependents  of  active  duty,  and  retired. 

The  different  types  of  patients  as  well  as  those  accompanying  have 
varying  constraints  related  to  their  ability  to  seek  temporary  housing. 


V-25 


These  constraints  include  the  following:  method  of  transportation,  on 
orders  or  not  on  orders,  government  hour^g  or  no  government  housing, 
allowances  or  no  allowances,  length  of  stay,  and  housing  alternatives. 
Presented  in  Table  19  on  page  V-2  7,  are  the  data  on  the  various 
constraints  that  have  a  part  in  the  final  determination  of  housing  for 
patients  (and  those  accompanying  patients)  at  Bethesda  Naval  Hospital. 

Patients  who  are  active  duty  or  dependents  of  active  duty  are  provided 
government-supported  housing.  Based  on  the  scarcity  of  on-base 
accommodations,  a  proportionally  large  amount  of  these  patients  are 
given  non-availability  allowances  and,  thus,  stay  at  area  hotels. 

The  U.S.  government  does  not  provide  any  allowances  for  lodging  to 
retired  military  patients.  This  presents  an  economic  problem  to  the 
retired  in-patients  and  out-patients  at  NHS.  Lodging  costs  are  very 
high  and  therefore,  unaffordable  to  many  military  retirees.  The  Navy 
has  allocated  the  75  rooms  in  BEQ-Building  125  (BEQ  125)  at  NMCNCR  at 
zero  cost  to  retired  military  patients  and  their  families.  BEQ  125,  a 
non-private,  open  bay  facility,  operates  at  80  percent  annual 
occupancy.  Patients  make  reservations  to  stay  at  BEQ  125  prior  to 
arriving  at  the  hospital.  If  there  is  no  availability,  they  are  then 
forced  to  rent  alternative  facilities  such  as  area  hotel  rooms,  rooms  in 
private  homes,  or  if  available,  rooms  at  the  Navy  Lodge  at  NMCNCR. 

As  previously  addressed  in  this  report,  most  retired  out-patients  cannot 
easily  afford  to  rent  hotel  rooms  in  Montgomery  County  for  two  or  three 
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Table  18 


Bethesda  Naval  Hospital 

Patient  Housing 

Needs  -  Fiscal  Year  1987 

Out-Patients 

Active 

Duty 

Dependents 
of  Active 
Duty 

Retired 

Annual  Number 
of  Patients 

134,519 

105,667 

149,032 

Percent  with 

Housing  Needs(l) 

40% 

50% 

60% 

Number  Requiring 

Housing  (2) 

53,808 

52,834 

89,419 

Per  Day  (3) 

147 

145 

245 

Estimated  Percent 
Officers  or  Dependents 
of  Officers 

50% 

50% 

50% 

Potential  for  BOQ 

74 

73 

123 

In-Patients 

Active 

Duty 

Dependents 
of  Active 
Duty 

Retired 

Annual  Number 
of  Patients 

5,808 

7,049 

3,071 

Percent  with 

Housing  Needs(l) 

20% 

60% 

80% 

Number  Requiring 

Housing  (2) 

1,162 

4,229 

2,457 

Per  Day  (3) 

3 

12 

7 

Estimated  Percent 
Officers  or  Dependents 
of  Officers 

50% 

50% 

50% 

Potential  for  BOQ 

2 

6 

3 

Note:  (1)  Percent  requiring  overnight  accommodations. 

(2)  Patients  and  those  accompanying  them. 

(3)  Annual  number  needing  housing  divided  by  365  days. 

Source:  Fran  Druckerly,  Head  Statistician,  HM1.  Cook  Records/ 
Statistics,  Naval  Hospital  Bethesda. 


Table  19 

Be that da  Naval  Hospital  Patient  and  Accounted  Pete 
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Hole:  (1)  Unaccompanied  officers  and  enllated  only. 

Sourca:  Pt.  Dixon,  Patient  Affaire,  Naval  Hoapital  Betheada. 
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weeks,  but  sometimes  by  necessity  have  to  pay  these  amounts  due  to  a 
lack  of  alternatives.  Patients  that  have  planned  ahead  due  to  economic 
constraints  often  rent  rooms  in  private  homes,  which  are  significantly 
less  expensive  than  hotel  rooms.  Based  on  interviews,  the  22-room  Navy 
Lodge  at  NMCNCR,  specifically  operated  to  accommodate  patients  and 
families  is  now  operating  at  100  percent  occupancy  at  a  rate  of  $29.00, 
and  has  had  to  turn  away  persons  seeking  lodging. 

Permanent  Change  of  Station  (PCS)  Families 
PCS  families  are  the  families  of  military  enlisted  and  officers  who  have 
orders  requiring  them  to  be  stationed  at  NMCNCR.  They  perform  the  same 
duties  and  functions  as  permanent  party  personnel,  but  are  classified  as 
PCS  until  they  have  gained  a  permanent  residence.  As  a  result  of  these 
orders,  they  have  elected  to  move  their  entire  family  to  the  new 
activity  area. 

Presented  in  Table  20  are  data  on  the  total  number  of  officers  that  were 
transferred  from  other  activities  to  NMCNCR.  The  actual  number  of  PCS 
officers  is  not  tracked.  Therefore,  we  estimated  the  number  classified 
as  PCS  as  a  percentage  of  total  transfers. 

Table  20 

Estimated  Annual  Number  of  PCS  Families  at  NMCNCR 
Fiscal  Year  1987 


Calculations  Officers 


Total  Transfers  FY  1987  446 

Percent  PCS  75% 

Percent  Accompanied  81% 

PCS  Families  271 


Source:  Personnel  Support  Detachment,  NMCNCR. 
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We  estimate  that  271  officer  families  or  approximately  one  families  per 
day,  were  transferred  to  NMCNCR  from  other  military  installations  in  FY 
1987.  If  each  PCS  family  had  an  average  need  for  5  days  of  temporary 
housing,  this  would  amount  to  1,355  room  nights  (271  x  5)  annually  or 
approximately  4  rooms  needed  per  day.  For  our  analysis,  we  assumed  that 
this  segment  would  potentially  demand  4  rooms  per  day  at  the  proposed 
BOQ. 

Information  on  the  housing  needs  of  PCS  families  was  obtained  through 
interviews  with  housing  officials  at  NMCNCR.  PCS  families  typically 
will  travel  to  a  new  area  to  survey  the  environment  and  locate  new 
permanent  housing.  This  will  result  in  the  need  for  temporary  housing 
while  in  the  Bethesda  area.  Due  to  the  lack  of  on-base  accompanied 
transient  housing,  family  members  usually  end  up  renting  area  hotel 
rooms  for  3  to  4  days  while  they  look  for  housing. 

The  nature  of  the  travel  makes  enlisted  or  officer  personnel  fully 
responsible  for  all  cost,  except  in  a  few  situations  when  allowances  are 
given.  A  second  situation  cited  by  housing  officials  involves  PCS 
families  entering  the  new  activity  area  without  searching  prior  to 
arriving  at  NMCNCR.  This  often  results  in  a  need  for  temporary  housing 
in  the  economy  for  periods  of  one  to  two  weeks. 

In  addition  to  area  hotels,  PCS  families  sometimes  rent  short-term 
apartments  or  rooms  in  private  homes. 
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Non-Authorized  Users 

In  this  study  we  have  also  estimated  demand  for  the  proposed  BOQ  by 
non-authorized  users.  In  general,  the  segment  includes  other  travelers 
to  the  Bethesda  area  that  are  in  need  of  temporary  inexpensive  housing. 
In  the  following  text  we  have  identified  the  various  types  of 
non-authorized  users  who  could  be  attracted  to  the  proposed  facility. 


National  Institutes  of  Health  (NIH) 

Patients  and  Families 

NIH,  which  includes  15  independent  institutes  and  divisions,  has  14,000 
employees,  an  annual  budget  of  $6  billion,  and  is  a  biomedical  research 
institution  unrivaled  in  quality.  The  15  institutes  and  divisions 
include  the  following: 


1.  National  Institute  on  Aging 

2.  National  Institute  on  Allergy  and  Infectious  Diseases 

3.  National  Institute  on  Arthritis/Diabetes  and  Digestive  Kidney 
Diseases 

4.  National  Cancer  Institute 

5.  National  Health  and  Human  Sciences 

6.  National  Institute  of  Environmental  Health  Sciences 

7.  National  Eye  Institute 

8.  Family  International  Center 

9.  National  Institute  of  General  Medicine 

10.  National  Heart,  Lung  and  Blood  Institute 

11.  National  Library  of  Medicine 

12.  National  Institute  of  Neurological  and  Communicative  Disorders  and 
Stroke 

13.  Division  of  Research  Grants 

14.  Division  of  Research  Resources 

15.  Division  of  Research  Services 


The  above  institutes  occupy  clinical  space,  devoted  to  care  and 
treatment  of  research  in-patients  and  out-patients  in  the  perpetually 
expanding  541-bed  Warren  Grant  Magneson  Clinical  Center. 
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The  NIH  campus  is  deficient  of  lodging  facilities  to  accommodate  the 
large  amounts  of  demand  related  to  research  patients  and  families.  In 
FY  1986,  approximately  145,000  out-patients  visited  NIH  clinics. 
Presented  in  Table  21  are  data  on  the  daily  housing  needs  of  NIH 
research  patients  and  their  relatives. 

Table  21 

Housing  Needs  of 

National  Institutes  of  Health  Research  Patients 

Monthly 


Patients  Who  Receive 

Institute  Support  1,800 

Patients  Who  Receive  No 
Institute  Support  300 

Total  2,100 

Per  Day  70 


Conclusion:  70  NIH  patients  per  day. 

In  addition,  5  dependents/relatives  of  NIH 
patients  per  day. 

Source:  Interview  with  Mrs.  Jacarusso, 

Housing  Referral  NIH. 

The  data  in  Table  21  were  made  available  by  the  voucher  departments  at 
NIH.  The  voucher  departments  at  NIH  allocate  the  housing  and 
subsistence  allowances  that  are  provided  to  eligible  research  patients 
and  relatives.  It  is  important  to  note  that  not  all  institutes  and 
agencies  have  appropriated  funding  for  patients.  These  patients  must 
provide  for  their  own  lodging  or  apply  through  the  social  work 
department  for  emergency  funding.  Appropriated  funding  comes  from  a 
variety  of  sources  including  the  independent  agencies,  the  NIH  emergency 
fund  and  an  aggregate  NIH  fund.  Presented  in  Table  22  on  page  V-33  are 
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data  on  the  housing  allowances  provided  to  N1H  patients  and  their 
guardians.  The  system  of  appropriated  funding  for  research  patients  and 
guardians  is  very  complicated.  All  patients  are  not  provided  for 
equally,  and  some  not  at  all. 

NIH  Conference  Attendees 

The  National  Institutes  of  Health  conduct  medical  conferences,  seminars, 
and  meetings  throughout  each  month  of  the  year.  Th°  conferences  are 
held  at  facilities  on  the  NIH  campus  and  at  other  available  facilities 
in  the  area  including  hotels  and  conference  centers.  On  the  NIH  campus, 
as  previously  stated  in  this  report,  there  are  no  transient  lodging 
facilities  for  the  NIH-related  demand.  Currently,  many  NIH  conference 
attendees  are  accommodated  at  hotels  located  in  Montgomery  County. 

Interviews  with  NIH  officials  indicated  that  approximately  164,000 
doctors  and  laymen  visited  the  NIH  campus  for  various  reasons  in  1987, 
but  primarily  as  conference  attendees. 

Based  on  the  number  of  conferees  and  the  location  of  the  proposed  BOQ 
close  to  the  NIH  campus,  we  estimate  that  the  proposed  BOQ  could  attract 
approximately  43  NIH  conference  attendees  per  day.  Presented  in  Table 
23  on  page  V-34  is  our  estimate  of  potential  daily  demand  by  NIH 
conference  attendees. 

Importantly,  this  estimate  is  not  based  on  the  assumption  that  the 
proposed  BOQ  will  have  meeting  rooms  and  host  conferences.  It  is  based 
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more  on  Che  location  of  Che  BOQ  and  likely  moderate  room  races  that  will 
be  asked. 


Table  23 

Potential  Demand  for  BOQ  from  NIH  Conference  Attendees 
Calculation 

164,000  75%  From  Outside  Washington 

85%  Need  Rooms( 1 ) 

3  Average  Length  of  Stay  in 

_  Number  of  Nights 

313,650  Room  Nights  Annually 

5%  Estimated  Percentage  that  Would 
Use  BOQ 

15,683  Room  Nights  Annually 
43  Daily 

Conclusion:  43  NIH  conference  attendees  per  day 

(without  any  conference  space  at  BOQ). 

Note:  (1)  Others  stay  with  friends  and  relatives. 

Source:  Interview  with  Steve  Groven ,  Executive 

Director  Clinical  Center;  Pannell  Kerr  Forster. 


General  Public  or  Others 

The  general  public  demand  represents  those  in  the  area  without  direct 
government/military  business.  These  people  could  include  the  following: 
families  visiting  military  personnel  and  USUHS  students  during  the 
school  year  and  at  graduation;  active  duty  personnel  on  leave;  and 
retired  government /mi litary  personnel  that  are  in  the  area  as  Washington 
tourists  or  attending  alumni  functions  at  the  University  or  other 
commands . 


At  present,  the  NMCNCR  is  not  accommodating  these  persons  due  to  the 
lack  of  available  space  for  non-priority  active  duty  or  retired 
government /mi  1 itary  personnel. 


V-35 


Based  on  our  general  observations  and  knowledge  of  the  Montgomery  County' 
hotel  market,  and  visitor  affiliations  with  government/military 
personnel,  both  active  and  retired,  in  the  area,  we  are  of  the  opinion 
that  the  proposed  BOQ  could  attract  25-50  general  public  guests  per 
day.  However,  some  marketing  would  be  required  in  various  government 
and  military  publications.  In  1987,  approximately  437,000  hotel  rooms 
were  occupied  at  15  economy  level  properties  in  the  Montgomery  County 
market  area.  Some  were  occupied  by  the  segments  previously  discussed. 
However,  the  magnitude  of  this  demand,  approximately  1,197  rooms  per  day 
on  average,  would  indicate  that  our  maximum  estimate  of  50  rooms  per  day 
from  the  general  public,  or  4  percent  of  total  daily  demand  is 
reasonable . 

Based  on  our  overall  market  segment  analysis,  we  have  drawn  conclusions 
as  to  target  markets  for  the  proposed  BOQ.  Presented  in  Table  24  is  a 
summary  of  our  opinions  regarding  the  attractiveness  of  each  segment  to 
a  privately  financed,  developed,  and  operated  BOQ  at  NMCNCR. 


Table  24 

Attractive  and  Non-Attractive  Potential 

Demand  for  the  Proposed  BOQ 

Attractive  Demand  Segment 

Estimated 

Average 

Daily 

Demand 

Rationale 

Transient  Officers 

82 

Government  Supported  Housing 

Out-Patient  (Active  Duty) 

74 

Government  Supported  Housing 

Out-Patients  (Dependents  of 

Active  Duty) 

73 

Government  Supported  Housing 

In-Patient  (Active  Duty) 

2 

Government  Supported  Housing 

In-Patient  (Dependents  of 

Active  Duty) 

6 

Government  Supported  Housing 

Department  of  Defense/ 

Civilians 

9 

Government  Supported  Housing 

PCS  Families 

4 

Ability  to  Pay 

NIH  Patients 

70 

Institute  Supported  Housing 

Conference  Attendees 

43 

Ability  to  Pay 

All  Others 

25-  50 

Ability  to  Pay 

Total 

390-415 

Non-Attractive  Demand  Segment 

Out-Patients  (Military 

Retired  and  their  Dependents) 

123 

No  Government  Support 

In-Patients  (Military 

Retired  and  their  Dependents) 

3 

No  Government  Support 

Permanent  Party  Officers 

114 

BOQ/VHA  Allowance  too  Low 

Geographic  Bachelors 

88 

BOQ/VHA  Allowance  too  Low 

NIH  Patient's  Relatives 

5 

Institute  Support  too  Low 

Total 

333 

Source : 


Pannell  Kerr  Forster 
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EVALUATION  OF  MARKET  POTENTIAL  OF  FOOD  AND  BEVERAGE  FACILITIES 

AT  THE  PROPOSED  BOQ 


CONCLUSION 

As  previously  presented  in  Section  II  of  this  report,  we  recommend  that 
the  proposed  BOQ  have  a  minimum  room  count  of  200,  with  the  developer 
building  additional  rooms  at  his  own  risk.  Based  on  these 

recommendations  with  respect  to  facility  sizing,  and  our  analysis  of 
existing  food  and  beverage  facilities  at  NMCNCR,  we  believe  that  it 
would  not  be  cost  effective  to  develop  a  restaurant  as  part  of  the 

proposed  BOQ.  We  estimate  that  a  restaurant/lounge  operation  in  the  BOQ 
would  not  generate  enough  revenue  to  break  even  because  there  are  so 

many  other  dining  opportunities  on-base  and  off-base  that  would  directly 
(and  successfully)  compete  for  the  people  housed  in  the  BOQ.  There  are 
currently  adequate  food  and  beverage  facilities  at  NMCNCR  to  serve  the 
needs  of  people  housed  in  the  proposed  BOQ.  In  addition,  our  research 
indicates  that  relocation  of  the  Officers  Club  into  the  proposed  BOQ 

would  not  be  cost-effective  for  the  overall  MWR  enterprises  at  NMCNCR. 
We  believe  that  a  high  proportion  of  officers  housed  at  the  BOQ  would 
use  the  existing  Officers  Club;  and  the  potential  additional  business 
would  represent  incremental  sales  beneficial  to  the  Club's  operation 
without  taxing  its  capacity. 

In  summary,  we  recommend  that  the  proposed  BOQ  be  developed  without 
restaurant  or  lounge  facilities. 
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INVENTORY  OF  EXISTING  NMCNCR  FOOD  AND  BEVERAGE  FACILITIES 
As  part  of  our  market  analysis,  we  evaluated  on-base  food  and  beverage 
outlets,  catering  to  officer  grade  personnel,  as  well  as  overall  food 
and  beverage  facilities  at  NMCNCR.  In  our  analysis  of  these  food  and 
beverage  facilities,  we  sought  to  identify  the  availability  of  services 
and  to  determine  current  use  patterns. 

Presented  in  Table  25  on  page  VI-3  are  summary  data  on  NMCNCR  food  and 
beverage  facilities.  In  the  following  text  we  have  briefly  described 
each  of  these  facilities. 

Hospital  Galley 

The  Hospital  Galley  can  accommodate  (during  breakfast  only)  157  officers 
in  a  reserved  area.  Lunch  and  dinner  are  available  but  seating  is  in 
the  main  dining  room  which  can  accommodate  347  people.  The  Hospital 
Galley  is  supported  by  appropriated  funding  and  only  charges  SI. 75  for 
breakfast  and  $3.65  for  either  lunch  or  dinner.  The  Galley  is  operated 


cafeteria 

style  and 

includes  all 

you  can  eat 

for 

one 

price 

.  Many 

officers 

that  live 

both  on-base 

and  off-base 

dine 

at 

the 

hospital 

facility  due  to  the  low  cost  and  unlimited  amounts  of  food. 

Navy  Exchange 

The  Navy  Exchange  operates  a  cafeteria  and  snack  bar  within  the  hospital 
with  an  unrestricted  seating  capacity  of  358.  The  cafeteria  provides 


breakfast  and  lunch  7  days  a  week,  but  is  closed  for  dinner.  The  snack 
bar  has  fast  food  items  available  in  the  evening  from  3:30-1  1:30  p.m. 
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The  cafeteria  is  very  popular  with  hospital  personnel  including  doctors, 
nurses,  and  other  ancillary  staff  members.  The  facility  is  operated 
with  non-appropr iated  funds  and  its  prices  are  higher  than  those  at  the 
hospital  galley. 

McDonalds 

The  McDonalds  Corporation  owns  and  operates  one  of  their  typical  fast 
food  restaurants  at  the  NMCNCR.  The  restaurant  opened  in  September  27, 
1985,  and  offers  breakfast  lunch  and  dinner  to  both  on-base  and  off-base 
persons.  Management  of  the  MacDonalds  informed  us  that  the  food  prices 
at  the  NMCNCR  MacDonalds  are  slightly  lower  than  some  other  MacDonalds 
in  the  region  in  order  to  attract  military  demand.  The  restaurant  is 
open  7  days  a  week,  and  has  the  capacity  to  accommodate  165  persons. 

University  Galley 

The  University  Galley  is  located  within  the  Uniformed  Services 
University  of  Health  Services  (USUHS),  and  is  operated  by  the  Winston 
Group,  a  private  restaurant  management  company.  The  facility  provides 
breakfast  and  lunch  during  classroom  hours  to  the  students,  professors, 
and  administrative  staff  of  the  university.  Total  seating  capacity  is 
500.  Management  indicated  that  there  is  currently  a  reorganization 
program  underway  to  improve  the  operation. 
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Enlisted  Mess  and  Club/Chief  Petty  Officer's  Club 
These  two  operations  share  the  same  facility  located  in  the  bottom  of 
Building  23,  but  are  differentiated  by  name,  hours  of  operation  and 
budgets.  They  are  both  operated  by  the  MWR  program  at  NMCNCR,  which 
also  operates  the  Officers  Club  and  recreational  facilities. 

The  Enlisted  Mess  serves  lunch  Monday  through  Friday  and  is  only  open  to 
E1-E9  and  GS-1  to  GS-8  personnel.  The  Enlisted  Club  and  Chief  Petty 
Offices'  Clubs  are  combined  as  one  but  are  segregated  by  unwritten  hours 
of  use.  The  facility  offers,  in  addition  to  a  social  environment,  a 
pool  table,  video  games  and  a  D.J.  for  dancing. 

Officers  Mess  and  Club 

The  Commissioned  Officers'  Mess  and  Club  ("club"),  Building  23  at 
NMCNCR,  was  originally  built  in  1949,  and  has  had  many  renovations, 
expansions,  and  revision  over  the  years.  The  massive  three-story 
structure  has  a  large  decorative  stone  and  wood  exterior  and  traditional 
interior.  The  primary  entrance  is  located  on  the  second  floor,  which 
leads  to  the  main  dining  room,  party  room,  bar,  administrative  offices, 
and  kitchen.  The  bottom  floor  is  occupied  by  the  Enlisted  Club,  Chief 
Petty  Officer's  Club,  Package  Store  (liquor),  and  warehouse  and  storage 
space.  The  third  floor  is  occupied  by  party  rooms,  administrative 
offices,  and  the  dishroom  area. 
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The  club  management  currently  has  a  $2  million  project  budget  to  build  a 
common  kitchen  to  be  shared  by  both  the  Officers'  Club  and  the  Enlisted 
Club.  The  project  will  include  conversion  of  the  existing  kitchen  into 
a  casual  bar  and  the  existing  dining  room  into  a  full  bar.  At  the 
conclusion  of  the  2-year  project  the  new  location  of  the  service  areas 
will  allow  for  logistic  efficiency  in  relation  to  the  existing  layout. 

The  club  is  operated  by  the  Navy  Morale,  Welfare,  and  Recreation  (MWR) 
Department  which  also  operates  the  Enlisted  Club,  Chief  Petty  Officers' 
Club,  Package  Store,  and  NMCNCR  recreational  facilities  such  as  the 
gymnasium,  pool  and  bowling  alley.  Each  individual  facility  is 
responsible  for  their  own  operational  budget  but  the  overall  MWR 
operations  share  a  common  fund,  to  provide  overall  financial  stability. 

Club  patrons,  depending  on  the  meal  period,  include  civilians,  active 
duty,  and  retired  military/governraent  personnel.  The  2,100  club  members 
include  active  and  retired  military  officers,  Department  of  Defense  GS-9 
and  above,  and  officers  from  the  Public  Health  Service.  Members  pay 
S7.00  per  month  for  membership  dues.  They  are  deeply  entrenched  in  the 
facility  and  issues  regarding  the  evolution  of  the  club  are  sensitive 
and  of  great  concern.  The  club  is  an  important  link  between  retired 
personnel  and  the  military. 


The  Officers'  Mess  serves  lunch  and  dinner  at  different  times  depending 
on  the  day  of  week.  During  lunch  periods,  the  dining  room  offers  both  a 
la  carte  and  buffet  menus  that  are  available  to  all  active  and  retired 
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officers  or  Department  of  Defense  (GS-9  and  above)  personnel  in  the 
Bethesda  area.  Dinner  and  club  use  is  restricted  to  the  2,100  members, 
with  strict  enforcement  to  admitting  members  only.  In  addition  to  lunch 
and  dinner,  the  club  has  extensive  private  party  usage  with  the  capacity 
to  accommodate  450  seated  and  1,200  standup.  Club  management  caters 
approximately  70  functions  annually  including  weddings,  ceremonies,  and 
other  social  functions. 

Overall,  in  1987  the  officers  mess  and  club  achieved  net  operating 
income  equal  to  6  percent  of  total  sales,  which  were  SI. 7  million.  In 
1987,  cost  of  food  sold  was  approximately  40  percent,  cost  of  liquor 
sold  was  20  percent,  and  labor  costs  were  approximately  35  percent  of 
total  food  and  beverage  sales. 


LOCAL  FOOD  AND  BEVERAGE  MARKET 

Numerous  restaurants,  lounges,  and  fast  food  establishments  exist  in  the 
Bethesda  market  area  to  serve  the  dining-out  needs  of  the  people  who 
will  be  housed  in  the  proposed  BOQ.  The  needs  and  desires  of  officers 
with  respect  to  restaurant /f ood  service  selection  run  the  gamut  of 
possibilities,  but  price  is  a  factor  because  all  officers,  regardless  of 
grade,  are  given  a  basic  allowance  for  subsistence  of  $114.90  per  month 
or  $3.83  per  day.  Officers  do  often  leave  NMCNCR  to  dine  out  because 
they  wish  to  psychologically  remove  themselves  from  the  on-base 


environment . 


